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NSP GRANT SUBMISSION TEMPLATE & CHECKLIST

NSP grant allocations can be requested by submitling a paper NSP Substantial Amendment or a form
under the Disaster Recovery Grant Reporting (DRGR) system. This template sets forth the suggested
format for grantees under the NSP Program. A complete submission contains the information requested
below, including:

(1) The NSP Substantial Amendment (attached below)
(2) Signed and Dated Certifications (attached helow)
(3) Signed and Dated SF-424.

Grantees should also attach a completed NSP Substantial Amendment Checklist to ensure completeness
and efficiency of review (attached below).




THE NSP SUBSTANTIAL AMENDMENT

' Jurisdiction(s): City of Tucson NSP Contact Person: Ron Koenig
Address: City of Tucson, Community Services
Jurisdiction Web Address: Department, P O Box 27210, Tucson, Arizona 85726

hiip://www.tncsonaz.goviesd “whats new” | Telephone: 520-837-5339
(URL where NSP Substantial Amendment | Fax: 520-791-2529
Lmatem‘als are posted) Email: Ron.Koenig@tucsonaz.gov

A, AREAS OF GREATEST NEED

Provide summary needs data identifying the geographic areas of greatest need in the grantee’s
Jurisdiction.

Nete: An NSP substantial amendment must include the needs of the entire jurisdiction(s) covered by the
program; states must include the needs of communities receiving their own NSP allocation. To include
the needs of an entitlement community, the State may either incorporate an entitlement jurisdiction’s
consolidated plan and NSP needs by reference and hyperlink on the Intetrnet, or state the needs for that
jurisdiction in the State’s own plan. The lead entity for a joint program may likewise incorporate the
consolidated plan and needs of other participating entitlement jurisdictions’ consolidated plans by
reference and hyperlink or state the needs for each jurisdiction in the lead entity’s own plan.

HUD has developed a foreclosure and abandonment risk score to assist grantees in targeting the areas of
greatest need within their jurisdictions. Grantees may wish to consult this data [LINK ~ to HUD USFR
data], in developing this section of the Substantial Amendment,

Response:

The City of Tueson by reference includes areas of greatest need as defined in both the Citv’s
current Consolidated Plan and the City’s FY 2069 Annual Action Plan. Moreover, the City will
utilize the data sets provided by HUD with respect to foreclosure and abandonment risk score
(attachment A), as well as the mapping of actual foreclosures in the community (attachment B) to
determine the areas of greatest need, as well as, data noted in a document titled “The American
Nightmare: Foreclosures and their Impact in Metropolitan Tucson” (attachment C).

The City of Tucson, Pima County, and the State of Arizona have met and concur with respect to
areas of greatest need to be defined as those indicated by the Risk Score of 8, 9, and 10,
Regionally, there are additional areas of great need to include areas of concentrated foreclosures
in Marana, Sahuarita, South Tucson and Ajo. Locally, an additional area of great peed within the
City limits is identified as the area located north of Speedway Boulevard, west of Wilmot Road,
east of [-10 north to the City limits. This area is identified due to the extremely low
homeownership rate hence any additional loss of homeownership adds to an area that is already
inordinately impacted by rental units,



B. DISTRIBUTION AND USES OF FUNDS

Provide a narrative describing how the distribution and uses of the grantee’s NSP funds will meet the
requirements of Section 2301(c)(2) of HERA that funds be distributed to the areas of greatest need,
including those with the greatest percentage of home foreclosures, with the highest percentage of homes
financed by a subprime mortgage related loan, and identified by the grantee as likely to face a significant
rise in the rate of home foreclosures. Nofe: The grantee’s narrative must address these three stipulated
need categories in the NSP statute, but the grantee may also consider other need categories.

Response:

USE: The use of NSP funds will be limited to the acquisition and/or rehabilitation of foreclosed
homes in Tucson. The purpose of these homes are two fold; first to increasing the affordable
rental stock available to very low income houscholds earning under 50% of the area median
income; secondly, the acquisitions will be used for resale in a community land trust model.

In developing this amendment, it is important to note that the City, along with Pima County and
the State of Arizona, have worked collectively to provide a comprehensive regional approach to
the development of definitions, uses, appropriation of funds, and target areas. As a result, while
Tucson’s Plan Amendment may appear to be narrowly focused, the overall activities funded in
Tucson and Pima County are diverse.

The following chart illustrates the overall activities:

Finance Purchase of | Land Bank | Demolition | Redevelopment
Mechanisms | Foreclosed of Blight
Homes
State X X
Pima County X X X X
Tucson X

The proposed activities for the City of Tucson are focused on the purchase of foreclosed homes for
rehabilitation, resale and rental. The homes purchased for resale (75% of the funds) will be used
to seed the Pima County Community Land Trust (CLT) that Mayor and Council considered and
approved the development thereof on October 21, 2008. The resale units may be rented to
low/moderate income households for a period of time while the CLT is developed.

The remaining balance, 25% of the funds, will be used to purchase foreclosed dwelling units for
the purpose of adding permanent affordable rentals to the community, These units will be limited
to households that earn under 50% of the Area Median Income. The State of Arizona has also
indicated willingness to participate in the activity as well,



The rental portfolio may also be placed in the CLT. A portion of the rental portfolio may be made
available to the service providers of special popufations and the homeless through a lease from the
CLT. The agency must demonstrate that it has sufficient income to maintain the home and have
funds available to provide sufficient services to the clients that are placed in these dwelling units.

The development of the Annual Plan Amendment, as a resuit of the HUD mandated compressed
timeline, has allowed only minimal public participation. In addition to the 15 day public comment
period, staff has conducted a stakeholder meeting on November 3, 2008. The stakeholders
consisted of the non-profit housing community, representatives of homeless service providers, the
Metropolitan Housing Commission, Pima County, the State of Arizona, and representatives from
the Town of Marana, Sahuarita, and South Tucson.

DISTRIBUTION: Seventy-five percent (75%) of the available funds will be used for acquisition,
rehabilitation for resale under a CLT model. These units may be rented to low-moderate income
houschold while the CLT develops. The remaining 25% of funds will be used for acquisition of
foreclosed homes/rentals for the purpose of adding additional long term affordable rental stock to
the community made available to households that earn under 50% of the area median income.

A portion of the rental portfolio may be made available to the service providers of special
populations and homeless through a lease from the CLT. The agency must demonstrate that it
has sufficient income to maintain the home and have funds to provide sufficient services to the
client that are placed in these dwelling units.

The acquisition activity will be limited to census blocks that consist of low-moderate-middle
income households. Moreover, the acquisition activity will be targeted census blocks by utilizing
the following criteria:

¢ mapping of foreclosed homes in Tucson (attachment B)

» those census blocks identified by HUD’s “risk score” of 8, 9 or 10, with the exception of the
additional geographic area identified in the greatest need response (attachment A). This
assessment considered the decline in the value of homes, mortgage risk and the namber of
sub-prime loans, unemployment rates, and dwelling units vacant for 9¢ days or more.

o Those areas identified in attachment C indicate concentration of sub-prime loans,
predatory lending practices and overall foreclosure activity.

C. DEFINITIONS AND DESCRIPTIONS

(1) Definition of “blighted structure™ in context of state or local law.

Response: Blighted structures shall be defined by reference to the City of Tucson’s Neighborhood
Preservation Ordinance (NPQ) Section 16-14 titled “Dilapidated and Vacant Buildings and

Structures; Building and Structures Constituting a Nuisance” and; 16-20 titled “Shim Properties”
(attachment D)



(2) Definition of “affordable rents.” Note: Grantees may use the definition they have adopted for their
CDBG program but should review their existing definition to ensure compliance with NSP program —
specific requirements such as continued affordability,

Response: Affordable rents shall be defined by those vents established by HUD under the HOME
Program known as the 56% rent limit for the units dedicated fo serve houscholds that earn 50%
or less of the area median income. For those units intended for resale through the CLT, a rent
rate shall not exceed the HOME published rates for the 65% rent lmit.

(3) Describe how the grantee will ensure continued affordability for NSP assisted housing.

Response: The City of Tueson shall retain 100% of the units aequired under the NSP either
through City ownership, conveyance to the newly formed Pima County Community Land Trust
(CLT) or otherwise conveyed, or leased, to a non-profit entities with deed restrictions, covenants ,
and or leasehold terms that ensure affordability in perpetuity.

(4) Describe housing rehabilitation standards that will apply to NSP assisted activities.

Response: The minimum rehabilitation standards shali be Housing Quality Standards. Each
dwelling unit built prior to 1978 will undergo a lead based paint risk assessment and the resulting
recommendations shall be incorporated into the rehabilitation. Testing for the presence of
asbestos will be mitigated as well.

D. Low INCOME TARGETING

Identify the estimated amount of funds appropriated or otherwise made available under the NSP to be
used to purchase and redevelop abandoned or foreclosed upon homes or residential properties for
housing individuals or families whose incomes do not exceed 50 percent of area median income:

$1,830,000.

Note: At least 25% of funds must be used for housing individuals and families whose incomes do not
exceed 50 percent of area median income.

Response: Twenty-five percent (25%) of the funds shall be allocated to acquire foreclosed homes
for the purpose of providing additional permanent affordable rental properties. These dwelling
units shall serve householdw whose income is limited to 50% of the area median income, as
caleulated by City of Tucson/Pima County Section 8 Program. The remaining funds are to be
used fo acquire foreclosed properties that are to be rehabilitated and resold through the fand
trust. These units will be limited to households that earn less than 65% of the area median
income. In the event it is necessary to lease the CLT units while develeping the programmatic and
market demand, the CLT units may be leased to households that earn under 65% of the area
median income and leased at a rate no greater than the HOME 65% rent limits.



E. ACQUISITIONS & RELOCATION

Indicate whether grantee intends to demolish or convert any low- and moderate-income dwelling units (i.e,,
< 80% of arca median income).

If so, include;

¢ The number of low- and moderate-income dwelling units—i.e., < 80% of area median income——
reasonably expected to be demolished or converted as a direct result of NSP-assisted activities.

s The number of NSP affordable housing units made available to low- , moderate-, and middle-
income households—i.¢., < 120% of area median income-—teasonably expected to be produced
by activity and income level as provided for in DRGR, by each NSP activity providing such
housing (including a proposed time schedule for commencement and completion},

¢ The number of dwelling units reasonably expected to be made available for households whose
income does not exceed 50 percent of area medjan income.

Response: The City of Tucson does not intend to demolish or convert any low~-moderate income
dwellings units with NSP funding. The City of Tucson does not anticipate displacing houscholds
as a resuit of the intended use of NSP but is acutely aware of the Uniform Relocation Act and
Section 104 requirements should an unforeseen need arise,

The following chart indicates the number of foreclosed properties that may be purchased using
NSP funds. A twenty-five percent set-aside for households that earn 50% AMI or less yields ten
units. The remaining balance intended for the resale via the CLT model initially yields 26 units if
not leveraged, if leveraged at 40% the initial purchase/rehab yields 46 units. Utilizing a simple
sinking balance formula, the initial CLT acquisition/rehab will eventually yield 64 units and if
leveraged at 40% yield 90 units.



Pius

Description Allocation Initial - | 40%
Average Purchase

Total Grant $7,286,811 | Price $135,000

25% Set Aside for 509% AM| $1,830,000 Average rehab $30,000

Balance $5,456,911 | Total hard cost $165,000

Adrmin $720,000

Sub total for CLT purchases $4,736,911

25% setaside” . - $1,830,000 | Number of units 10

10% direct project costs $183,000

Avail for purchase $1,647,000

Number of initiai

CLT purchase $4,736,811 | unils 28

10% direct project costs $473,691

Avail for purchase $4,263,220

40% leverage payable at sale by Number of initial

City/CLT to lender $5,968,508 | units 36
Initial units
purchased 26 38

Resale by CLT @ $110,000 less

10% direct resale project costs recycled $2,574,000 16 22
recycled $1,584,000 10 13
recycied $980,000 8 8
recycled $594 000 4 5
recycled $386,000 2 3
recycied $198,000 1 2

4
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. PUBLIC COMMENT

Provide a summary of public comments received to the proposed NSP Substantial Amendment.
Response: See Page 23

G. NSP INFORMATION BY ACTIVITY (COMPLETE FOR EACH ACTIVITY)

(1) Activity Name: Acquisition of foreclosed properties for resale

(2) Activity Type:  Include NSP eligible use & CDBG cligible activity

CDBG: acquisition 570.201(a), disposition 507.201(b), rehabilitation 570,202

NSP: eligible use B purchase and rehabilitate homes and residential property that have been
abandoned or foreclosed upon, in order to sell, rent, or redevelop such homes and properties



(3) National Objective: (Must be a national objective benefiting low, moderate and middle ncome
persons, as defined in the N8P Notice—i.e., < [20% of area median income),

The national objective is to benefit low, moderate and middie income persons.
(4) Projected Start Date: Februnary 15, 2009

(5) Projected End Date: April 15, 2010

(6) Responsible Organization: (Describe the responsible organization that will implement the NSP
activity, including its name, location, and administrator contact information)

The responsible entity that will implement the NSP program is the City of Tueson Community
Services Department located at 310 north Commerce Park Loop, P. O, Box 27210, Tucson,
Arizona 85726. The Administrator Contact Person is Ron Koenig, He can be reached by email at
Ron.Koenig.tucsonaz.gov or by phone at 520-837-5339

(7) Location Description: (Description may include specific addresses, blocks or neighborhoods to the
extent known.)

The acquisition activity will be limited to census Bblocks that consist of low-mederate-middle
inconte households. Moreover, the acquisition activity will be targeted census blocks by utilizing
the following criteria:
¢ mapping of foreclosed homes in Tucson (attachment B)
¢ those census blocks identified by HUD’s “risk score” of 8, 9 or 10 with the exception of the
additional geographic area identified in the greatest need response (attachment A). This
assessment considered the decline in the value of homes, mortgage risk and the number of
sub-prime loamns, unemployment rates, and dwelling units vacant for 90 days or more,
¢ Those areas identified in attachment C indicate concenfration of sub-prime loans,
predatory lending practices and overall foreclosure activity.

Regionally, there are additional areas of great need to include areas of concentrated foreclosures
in Marana, Sahuarita, South Tucson and Ajo. Locally, an additional area of great need within the
City limits is identified as the area located north of Speedway Boulevard, west of Wilmot Road,
east of 1-10 northk to the City limits, This area is identified due fo the extremely low
homeownership rate hence any additional loss of homeownership adds to an area that is already
inordinately impacted by rental units. The following is a lsting of those census tract/block groups
with a risk score of 8, 9,10



foreclosure
middle low | abandonment
countyname | cousub | place | placename | tract bikgrp i UR | mod eligible | risk score
Pima County | 83570 77006 | Tucsoncity | 000200 | 1 U YES 8
Pima County | 93570 77000 | Tucsoncity | 000200 |2 ) YES 8
Pima County | 93570 77000 ! Tucsoncity | 000200 | 3 U YES 8
Plma County | 83570 77000 | Tucsoncity | 000300 | 1 u YES 8
Pima County | 9357¢ 77000 | Tucsoncity | 000300 | 2 U | YES 8
Pima County | 93570 77000 | Tucsoncity | 000306 | 3 U YES 8
Pima County : 83570 77000 | Tucsoncity : 000300 | 4 U YES 8
Pima County | 83570 77000 | Tucsoncity [ 000300 {5 U YES 8
Pima County | 93570 77000 | Tucson city | 000900 | 1 i YES 8
Pima County | 93570 77000  Tucsoncity | 000800 | 2 U YES 8
Pima County | 83570 77000 | Tucsoncity | 000900 | 3 Y YES 8
Pima County | 93570 77000 | Tucsoncity | 000800 |4 u YES 8
Pima County | 93570 77000 | Tucson city | 000900 | 5 u YES 8
Pima County | 93570 77000 | Tucsoncity | 601400 | 4 1] YES 8
Pima County | 93570 77060 | Tucsoncity | 001400 | 2 U YES 8
Pima County | 93570 77600 | Tucsoncity | 001400 | 3 U YES 8
Pima County | 83570 ¥7000 ; Tucsoncity | 001400 | 4 U YES 8
Pima County | 93570 77000 | Tucson city | 601408 5 (3] YES 3
Pima County | 83570 77000 | Tucsoncity | 002602 | 1 Y | YES 8
Pima County | 93570 77000 | Tucson city | 002602 | 2 (3] YES 8
Pima Gounty | 83570 77000 | Tucsoncity | 002602 3 U | YES | 8
Pima County | 3570 77600 | Tucsoncity | 002602 | 4 U |YES 8
Pima County | 93570 77000 | Tucsoncity | 002801 ! 1 U | YES 8
Pima County | 93570 77000 | Tucson city . 002801 | 2 u YES 8
Pims County | 93570 77000 | Tucsoncity | 002801 | 3 U YES 8
Pima County | 93570 77000 | Tucson city | 002803 | 1 U | YES 8
Pima County | 83570 77000 | Tucson city | 002303 |2 U YES 3
Pima County | 93570 77000 | Tucson city | 002803 | 3 u YES 8
Pima County | 83570 77000 | Tucsoncity | 003302 | 1 u YES 8
Pima County | 93570 77000 | Tucson city | 603302 |2 U YES 8
Pima County | 83570 77600 | Tucsoncity : 003302 | 3 U YES 8
Pima County | 93570 77000 | Tucsoncity | 003302 | 4 1] YES 8
Pima County : 83570 77000 | Tucson city | 003504 |1 U YES 8
Pima County | 93570 77000 | Tucsoncity [ 003504 | 2 U YES 8
Pima County | 93570 77000 | Tucsongity | 003504 | 3 U YES 8
Pima County | 93570 77000 | Tucson city | 004008 | 1§ ) YES 8
Pima County | 93570 77000 | Tucsoncity | 004008 | 2 U YES 8
Pima County | 93570 77000 | Tucsonclty | 004008 | 3 U |YES 8
Pima County | 93570 770060 | Tucson ¢ity | 004008 | 4 u YES 8
Pima County | 93570 77600 | Tucsoncity | 004008 ' 5 ) YES 3
Pima County | 93570 77000 | Tucson city | 004011 | 1 U YES 8
Pima County | 93570 77000 | Tucsoncity | 804011 | 2 1] YES 8
Pima County | 93570 77000  Tucson city | 004011 | 3 U | YES 8
Pima County ; 93570 77000 | Tucson city 004011 | 4 U NO 8
Pima County | 93570 77000 | Tucsoncity | 004011 | § U | YES 8




foreclosure

middie low | abandonment
couniyname | cousub | place placename fract bikgrp UR | mod eligible | risk score
Pima County | 93570 77000 | Tucson city | 004015 | 1 U YES 8
Pima County | 33570 77000 | Tucson city | 004015 | 2 U NO 8
_Pima County | $3570 77000 | Tucsoncity | 004015 | 3 U YES 8
Pima County | 93570 77000  Tucsoncity | 004015 | 4 U YES 8
Pima County | 93570 77000 ; Tucson city | 004015 | B U YES 8
Pima County | 93570 77000 | Tucsoncity | 004035 | 1 U YES 8
Pima County ;| 93570 77000 | Tucsoncity | 004035 | 2 (3 ) YES )
Pima County | 93570 77000 | Tucsoncity | 004035 | 3 u YES 8
Pima County | 93570 77000 | Tucson city | 004036 | 14 U YES 8
Pima County : 93570 77000 | Tucsoncity | 004036 | 2 u YES 8
Pima County | 93570 77008 | Tucsoncity | 004037 |1 U I NO 8
Pima County | 93570 77000 | Tucsoncity | 004037 ;2 U | YES 8
Pima County | 93570 71600 | Tucsoncity | 004038 | 1 L YES 8
Pima County : 93570 77000 | Tucson city | 004038 | 2 U | YES 8
. Pima County | 93570 77008 ; Tucson city | 004038 | 3 U 1YES 8
Pima County | 83570 77000 | Tucson city | 004056 | 1 U YES 8
Pima County | 93570 77000 | Tucsoncity | G04056 | 2 u YES 8
Pima County | 93570 77000 | Tucsoncity | 004056 | 3 U NO 8
Pima County | 93570 77000 | Tucson city | 004504 | 1 u YES 8
Pima County | 83570 77000 ; Tucsoncity [ 004504 | 2 U YES 8
Pima County | 93570 77000 | Tucsoncity | 004504 | 3 U YES 8
Pima County | 93570 77000 | Tucsoncity | 004504 | 4 U YES 8
Pima County | 93570 | 77000 | Tucson city 004504 | 5 u YES 8
Pima County | 93570 77000 | Tucson city | 004810 | 3 u NO 8
Pima County | 93570 77000 | Tucsoncity | 004613 | 3 U NO 8
Pimna County | 93570 77000 | Tucsoncity | 001000 | 1 () YES g
Pima County | 93570 77006 | Tucsoncity | 001000 | 2 U YES 9
Pima County | 93570 77006 | Tucsoncity ;| 001301 | 2 U YES 9
Pima County | 83570 77000 | Tucsencity | 001301 |3 ] YES 9
Pima County | 93570 77000 | Tucsonceity | 001301 | 4 u YES 9
Pima County | 93570 77000 | Tucsonceity 1001301 | 5 t) YE3 g
Pimia County | 93570 77000 | Tucsoncity | 001301 | @ U | YES 9
Pima County | 93570 77000 | Tucsoncity [ 001301 |7 ] YES 9
Pima County | 93570 77000 | Tucsoncity | 001301 | 8 U YES g
Pima County | 93570 77000 | Tucsoncity | 902504 | 1 U YES 9
Pima County | 83570 77000 | Tucsoncity | 002504 | 2 U YES g
Pima County | 93570 T76G0 | Tucson city | 002601 | 1 U | YES 9
Pima County | 93570 77000 | Tucsoncity | 002601 | 2 U |YES 9
Pima County | 93570 77000 Tucsoncity | 002601 | 3 U | YES g
Pima County | 93570 77000 | Tucsoncity | 402601 | 4 U YES 9
Pima County | 83570 77000 | Tucsoncity | 003101 | 1 ] YES g
Pima County | 93570 77000 | Tucsoncity | 003101 | 2 1] YES g
Pima County | 83570 77000 | Tucsoncity | 003101 | 3 U | YES 9
Pima County | 93570 77000 | Tucsoncity | 003101 | 4 [§] YES 9
Pima County | 83570 77000 | Tucsoncity | 003101 | 5 U YES 9

10




foreclosure
middle low | abandonment
countyname | cousub | place placename tract blkgrp UR | mod eliglble | risk score
Pima County | 93570 | 77000 | Tucson city | 003101 | 6 U | YES g
Pima County | 93570 77000 : Tucson city | 003704 | 1 U YES g
Pima County | 93570 77000 | Tucson ¢ity | 003704 2 U YES ]
Pima County | 93570 77000 | Tucsoncity | 003901 | 1 ] YES 9
Pima County | 33570 77060 | Tucson city | 003902 | 14 U YES g
Pima County | 93570 77008 | Tucsoncity | 0603902 |2 U YES g
Pima County | 93570 77000 | Tucson city | 004029 | 1 u YES 9
| Pima County | 93570 77600 | Tucson city | 004028 | 2 U | YES ]
Pima County | 93570 77000 | Tucson city | 004029 | 3 u YES 9
Pima County | 93570 77000 - Tucsoncity | 004028 | 4 U YES 9
Pima County | 935870 770080 | Tucson city | (04033 1 i YES 9
Pima County ' 93570 | 77000 | Tucsoncity | 004033 | 2 U |vYES 9
Pima County ;| 93570 77000 | Tucson city | 004034 | ¢ U 1 YES 2
| Pima Gounty | 93570 77000 | Tucsoncity | 004034 | 2 U YES 9
Pima County | 93570 77000 | Tucsoncity | 004105 ;1 R |NO 9
Pima County = 93570 77000 : Tuecsoncity | 004105 | 2 R NQ 9
Pima County | 93570 77000 | Tucsonclly 1004105 |1 u NO 9
Pima County | 93570 77000 | Tucsoncity | 004105 | 2 {3 NO 9
Pima County | 93570 77000 | Tucsoncity | 004110 | 1 U YES 9
Pima County | 93570 77000 | Tucsoncity | 004110 |2 U YES 9
Pima County | 93570 77000 | Tucson city | 004505 | 1 U YES g
Pima County | 93570 77000 | Tucsoncity | 004505 | 2 U ' YES g
 Pima County | 93570 77000 | Tucsoncity | 004508 | 3 U i YES 9
| pima County | 93570 77000 | Tucsoncity | 004505 | 4 U YES ;9
Pima County | 93570 77000 : Tucsoncity | 004507 | 4 U YES G
Pima County | 93570 77000 | Tucsoncity | 004508 |2 §) NO 9
Pima County | 93570 77000 | Tucsoncity | 004508 | 4 u YES g
Pima County | 83570 77000 | Tuecsoncity | 001140 |1 U YES 10
Pima County | 93570 77000 | Tucsoncity | 001100 | 2 ) YES 10
Pima County | 93570 77000 | Tucsoncity | 001108 | 3 () YES 10
PFima County | 93570 7700¢ | Fucsoncity | 001100 [ 4 U | YES 10
Pima County | 93570 77000 | Tucson city | 901100 | 5 U YES 10
Pima County ; 93570 77000 | Tucsoncity | 001200 | 1 U i YES 10
Pima County | 93570 77000 | Tucsoncity | 001200 |2 U YES 10
Pima County | 93570 77000 | Tucson city | 001200 . 3 U YES 10
Pima County | 83570 77000 | Tucsoncity | 001302 12 U YES 10
Pima County | 93570 77000 | Tucsoncity | 001302 | 3 U YES 10
Pima County | 83570 77000 | Tucsonciy | 001302 |4 U YES 10
Pima County | 93570 77000 | Tucson city | 001302 | § {4) YES 10
Pima County | 93570 77000 | Tucson city | 002000 | 1 U YES 10
Pima County | 93579 77000 | Fucsoncity | 002000 | 2 t YES 10
Pima County | 93574 77000 | Tucsoncity | GG2600 | 3 u YES 10
Pima County | 93570 77000 | Tucsoncity | 602000 | 4 U | YES 10
Pima County | 93570 | 77000 | Tucson city | 002000 | & U | YES | 10
Pima County | 93570 77000 | Tucsoncity | 002000 : 8 L YES 10
Pima County | 93570 77000 | Tucson city | 002000 |7 U YES 10
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foreclosure

1
]

middle low | abandonment
countyname | cousub | place placename fract bikgrp UR | mod eligible | risk score
Pima County | 93570 77000 | Tucsoncity 1002100 |2 U YES 10
Pima County | 93570 77000 | Tugsoncity | 002100 |3 u YES 1
Pima County ; 93570 77000 | Tucsoncity | 002100 | 4 U YES 10
Pima Gounty | 93570 77000 | Tucson city | 002100 |5 ) YES 16
Pima County | 83570 77006 | Tucsoncity | 002100 |8 U YES 10
Pima County | 93570 77000 | Tucsoncity | 002200 |1 U YES 10
Pima County | 93570 77000 | Tucsoncity | 002200 |2 (4] YES 10
Pima County | 93570 77000 | Tueson city | 002200 | 3 u YES 10
Pima County | 93570 77006 | Tucson city | 002200 | 4 u YES 10
Pima County | 93570 77000 | Tucsoncity | 002200 |5 Y YES 10
Pima County | 93570 77600 | Tucsongity | 002200 |8 y YES 10
Pima County | 93570 77000 | Tucsoncity | 062200 |7 U YES 10
Pima County | 93570 77000 | Tucsencity | 002400 |1 U YES 10
Pima County | 93570 77000 | Tucsoncity | 002400 | 2 U YES 10
Pima County | 93570 77000 | Tucson clty | 002400 |3 u YES 10
Pima County | 93570 77000 | Tucsoncity | 002400 |4 U YES 10
Pima Gounty | 93570 77000 | Tucsoncity 1002400 |5 U YES 16
Pima County | 93570 77000 | Tucsoncity | 002400 | & U YES %0
Pima County | 93570 77000 | Tuesoncity | 002400 |7 u YES 10
Pima County | 93570 77000 | Tucsoncity | 002501 |1 [y NO 10
Pima County | 93570 77000 | Tucsonicity | 002501 2 L YES 10
Pima County | 93570 77060 | Tucson city | 002501 13 3 YES 10
Pima County | 93570 77000 | Tucsoncity | 902503 | 1 3] YES 10
Pima County ; 93570 77000 | Tucson city | 602503 |2 U YES 10
Pima County ;| 93570 77000 | Tucsoncity | 002503 3 ] YES 10
Pima County | 93570 77000 | Tucson city | 002505 |1 L YES 10
Pima County | 93570 77000 | Tucson city | 002506 | 4 R NO 10
Pima County | 93570 77000 | Tucsoncity | 002508 | 1 U YES 10
Pima County | 93570 77000 | Tucson city | 003501 | 1 U YES 10
Pima County | 83570 77000 | Tucson city | 003501 | 2 U | YES 10
Pima County : 83570 77000 | Tucsoncity | 003501 |3 U YES 10
Pima County | 83570 77000 | Tucsoncity | 003501 |4 [3) YES 10 ]
Pima County ! 93570 77000 | Tucsoncity | 003501 | 5 U YES 10
Pima County | 83570 77000 | Tucsoncity | 003501 |6 U YES 10
Pima County | 83570 77080 | Tucsoncity | 803501 |7 U YES 10
Pima County | $3570 77000 | Tugson city | §03501 |8 U YES 10
Pima County | 93570 77000 | Tucsoncity | 003501 | 9 U YES 10
Pima County | 93570 77000 | Tucsoncity | 003503 |1 U | YES 10
PFima County : 93570 77000 | Tucscon city | 003503 |2 U YES 10
Pima County : 93570 77060 | Tucsoncity 003503 ' 3 1] YES 10
Pima County | 93570 77000 | Tucsoncity | 03503 | 4 U YES 10
Pima County | 935870 77000 | Yucson city | 003701 |1 U YES 10
Pima County | 93570 77000 | Tucson city | 003701 ! 2 U YES 10
Pima County | 83570 77000 | Tucsoncity | 003791 | 3 U YES 10
Pima County | 83570 77000 | Tuecson ity | 003701 | 4 U YES 10
Pima County | 93570 77000 | Tucson city | 003702 |1 U YES 10
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r foreclosure
middie low | abandonment

counfyname | cousub | place | placename tract blkgrp UR | mod eligible | risk score
Pima County | 93570 77000 | Tucsoncity | 003762 | 2 U YES 10
Pima County ; 93570 77000 | Tucsoncity | 003702 |3 i YES 10
Pima County | 93570 77000 ; Tucson city 1003702 | 4 iJ YES 10
Pima County | 93570 77000 | Tucseon city | 003705 |1 U YES 10
Pima County | 83570 77000 : Tucsoncily | 003705 |2 U YES 10
Pima County = 93570 77000 : Tucsoncity | 003705 3 u YES 10
Pima County | 93570 77000 | Tucson city | 003801 |1 U YES 10
Pima County | 93570 77006 : Tucson city | 003801 2 ] YES 14

| Pima County | 93570 77000 | Tucsoncity | 003801 3 U | YES 10
Pima County | 83570 77000 : Tucsoncity | 003801 | 4 U YES 10
Pima County ;| 93570 77000 | Tucseon city | 003802 |1 u YES 10
Pima County | 93570 71000 | Tueson city | 003802 |2 U YES 10
Pima County | 93570 77060 : Tucsoneity | 003802 3 U YES 10
Pima County | 93570 77000 | Tucson city | 0038063 | 1 U YES 10
Pima County | 93579 77000 | Tucson city | 003903 | 2 8] YES 10
Pima County | 93570 77000 | Tucsoncity | 004104 |1 U YES 10
Pima County | 93570 : 77000 | Tucson city ; 004104 | 2 U NGO 10
Pima County | 93570 77000 | Tucsoncily | 004104 | 3 U YES 10
Pima County | 93570 77000 | Tucsoncity | 004104 | 3 U NO 10
Pima County | 83570 77000 ' Tucsoncity 004111 1 tH YES 10
Pima County | 83570 77000 | Tucson city : 004111 | 2 3] YES ] 10
Pima County | 93570 77000 | Tucsongity | 004111 |3 u YES 10
Pima County ;| 93570 77000 | Tuesoncity 004112 | 2 U NO 10
Pima County | 93570 77000 | Tucsancity | 004407 | 4 ) YES 10
Pima County | 83570 77000 | Tucson city | 004407 | 5 U YES 10
Pima County | 93570 77000 | Tucson city | 004506 | 1 u NO 10
Pima County | 93570 77000 | Tucson city | 004506 : 2 U YES 10

{8y Activity Description:

Include a narrative describing the area of greatest need that the activity addresses; the expected benefit
to income-qualified persons; and whether funds used for this activity will be used to meet the low
income housing requirement for those below 50% of area median income.

For housing related activities, include:
¢ tenure of beneficiaries--rental or homeownership;
e duration or term of assistance;
e adescription of how the design of the activity will ensure continued affordabiity.

NSP funds will be used to purchase foreclosed properties in the area of greatest need as defined
above in section A. Twenty five percent (25%) of the funding spent for this activity will be used to
serve households that earn under 50% AMI. We anticipate that this activity will yield 10 homes.
These homes will remain affordable in perpetuity (to the end of their useful life}. The City will
retain ownership or transfer title to a CLT or otherwise Iease these units. The contract term, deed
restriction, covenant or lease will protect the ongoing affordability and limit the household income
to 50% of the AMI for their inhabitants.
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The balance of funding will be utilized to purchase foreclosed homes for rehabilitation and resale
through a community land trust (CLT). The CLT will sell the dwelling units to client households
that earn under 65% AMIL The CLT will have the first right of refusal to be exercised when a
client wishes to sell their unit and have limitation on equity so as to balance the need of the client
and ensure ongoing affordability. While it is not conceivable to realize that the market will rise
sufficiently to create a situation whereby the limited equity will exceed the total development costs,

provisions will be put in place to ensure that the Treasury recovers such funds should this oceur.

For acquisition activities, include:

e discount rate
¢  Minimum discount rate of 15% shall apply to all purchase

For financing activities, include:

¢ range of interest rates
¢ There will not be any financing activities using NSP funds

L. Total Budget: (Include public and private components)

Outside
NSP Budget NSP Leverage
25% set aside $1,830.,000
acguisition $1,350,000
rehab $300,000
direct project costs $180,000
sub total $1,830,000
CLT $4,736,811
acquisition $3,493,220
rehab $770,000
direct project costs $473,691
sub fotal $4,736,011
Leverage $1,705 288
Admin $720,000
Grand total $7,286,911 $8,982,199 |
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J. Performance Measures (e.g., units of housing to be acquired, rehabilitated, or demolished for the
income levels of households that are 50 percent of area median income and below, 51-80 percent,
and 81-120 percent):

Outputs:

I. Acquisition and rehabilitation of 10 foreclosed properties for the purpose of renting to
households that earn under 50% AMI.

2. Acquisition of and rehabilitation of 26 foreclosed properties for the purpose of resale
through a community land trust model that will serve households that earn under 65%
AML  An additional 10 units may be purchased in the event that leverage is obtained.
Leverage is intended to be 2 bridge loan to finance 40% of the cost of acquisition to be paid
back when the dwelling unit is resold through the CLT.

K. Waiver Request

Request that the City of Tucson be allowed to retain program income after 2013 to be used for
the purposes detailed in the NSP.
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CERTIFICATIONS

(1)  Affirmatively furthering fair housing, The jurisdiction will affirmatively further fair housing,
which means that it will conduct an analysis to identify impediments to fair housing choice within the
Jurisdiction, take appropriate actions fo overcome the effects of any impediments identified through that
analysis, and maintain records reflecting the analysis and actions in this regard.

{2} Anti-lobbying. The jurisdiction will comply with restrictions on lobbying required by 24 CFR part 87,
together with disclosure forms, if required by that part.

(3} Authority of Jurisdiction. The jurisdiction possesses the legal authority to carry out the programs for
which it is seeking funding, in accordance with applicable HUD regulations and other PYOgram requircments.

(4) Consistency with Plan. The housing activities to be undertaken with NSP funds are consistent with
its consolidated plan, which means that NSP funds will be used to meet the congressionally identified needs
of abandoned and foreclosed homes in the targeted area set forth in the grantee’s substantial amendment.

(5} Acquisition and relocation. The jurisdiction will comply with the acquisition and relocation
requirements of the Uniform Relocation Assistance and Real Property Acquisition Policies Act of 1970, as
amended (42 U.S.C. 4601), and implementing regulations at 49 CFR part 24, except as those provisions are
modified by the Notice for the NSP program published by HUD.

(6) Section 3. The jurisdiction will comply with section 3 of the Housing and Urban Development Act of
1968 (12 U.5.C. 1701u), and implementing regulations at 24 CFR part 135,

(7y  Citizen Participation. The jurisdiction is in full compliance and following a detailed citizen
participation plan that satisfies the requirements of Sections 24 CFR 91.105 or 91.115, as modified by NSP
requirements.

{8) Following Plan. The jurisdiction is following a current consolidated plan (or Comprehensive Housing
Affordability Strategy) that has been approved by HUD,

(9) Use of funds in 18 months. The jurisdiction will comply with Title I1I of Division B of the Housing
and Economic Recovery Act of 2008 by using, as defined in the NSP Notice, all of its grant funds within 18
months of receipt of the grant.

(10) Use NSP funds < 120 of AMI. The jurisdiction will comply with the requirement that all of the NSP
funds made available to it will be used with respect to individuals and families whose incomes do not exceed
120 percent of area median income.

(11) Assessments. The jurisdiction will not attempt to recover any capital costs of public improvements
assisted with CDBG funds, including Section 108 loan guaranteed funds, by assessing any amount against
properties owned and occupied by persons of low- and moderate-income, including any fee charged or
assessinent made as a condition of obtaining access to such public improvements. However, if NSP funds are
used to pay the proportion of a fee or assessment attributable to the capital costs of public improvements
(assisted in part with NSP funds) financed from other revenue sources, an assessment or charge may be made
against the property with respect to the public improvements financed by a source other than CDBG funds.
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In addition, with respect to properties owned and occupied by modetate-income (but not low-income)
families, an assessment or charge may be made against the property with respect to the public improvements
tinanced by a source other than NSP funds if the Jurisdiction certifies that it lacks N8P or CDBG funds to
cover the assessment,

(12) Excessive Force. The jurisdiction certifies that it has adopted and is enforcing: (1) a policy prohibiting
the use of excessive force by law enforcement agencies within its jurisdiction against any individuals
engaged in non-violent civil rights demonstrations; and (2) a policy of enforcing applicable State and local
laws against physically barring entrance to or exit from, a facility or location that is the subject of such non-
violent civil rights demonstrations within its jurisdiction,

{13} Compliance with anti-diserimination laws. The NSP grant will be conducted and administered in
conformity with title VI of the Civil Rights Act of 1964 (42 U.S.C. 2004d), the Fair Housing Act (42 US.C.
3601-3619), and implementing regulations.

(14) Compliance with lead-based paint procedures. The activities concerning lead-based paint wil
comply with the requirements of part 33, subparts A, B, I, K, and R of this title.

{15) Complianceywithj laws. The jurisdiction will comply with applicable laws.
Signdture/ Authorized Ofﬁciﬁ’l Dafe ¢
- . AV I N

TInjerim Depuetty Divector

Title 7
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NSP Substantial Amendment Checklist

For the purposes of expediting review, HUD asks that applicants submit the Jollowing checklist along
with the NSP Substantial Amendment and SF-424.

Contenis of an NSP Action Plan Substantial Amendment

Jurisdiction(s): City of Tucson NSP Contact Person:  Ron Koenig
Address: City of Tucson Community
Jurisdiction Web Address: Services Department, P O Box 27210,

http://www.tuesoaz.gov/esd “whats new” | Tucson, Avizona 85726

(URL where NSP Substantial Amendment | Telephone: 520-837-5339

materials are posted) Fax: 526-7912529

Email: Ron.Koenig@tucsonaz.gov

The clements in the substantial amendment required for the Neighborhood Stabilization Program are:

A. AREAS OF GREATEST NEED
Does the submission include summary needs data identifying the geographic areas of greatest need in
the grantee’s jurisdiction?

Yesg Nol ] Verification found on page 2 and attachments A, B, C.

B. DISTRIBUTION AND USES 0F FUNDS
Does the submission contain a narrative describing how the distribution and uses of the grantee’s NSP
funds will meet the requirements of Section 2301(c)(2) of HERA that funds be distributed to the areas of
greatest need, including those with the greatest percentage of home foreclosures, with the highest
percentage of homes financed by a subprime mortgage related loan, and identified by the grantee as
likely to face a significant rise in the rate of home foreclosures?

YesP<d Nol |, Verification found on page 2 and 3.

Nate: The grantee’s narrative must address the three stipulated need categories in the NSP statute, but
the grantee may also consider other need categories.

C. DEFINITIONS AND DESCRIPTIONS
For the purposes of the NSP, do the narratives include:

o adefinition of “blighted structure” in the context of state or local law,
YesP<d  No[ . Verification found on page 4.

& g definition of “affordable rents,”
Yes<] No[ L. Verification found on page 5.

e adescription of how the grantee will ensure continued affordability for NSP assisted housing,

YesPd  Nof[ | Verification found on page 5.
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¢ & description of housing rehabilitation standards that will apply to NSP assisted activities?
Yes( No[ ]. Verification found on page 5

D. INFORMATION BY ACTIVITY
Does the submission contain information by activity describing how the grantee will use the funds, identifying:

= eligible use of funds under NSP,
YesPd No[ 1. Verification found on page 7

e correlated eligible activity under CDBG,
YesPd  Nol |. Verification found on page 7

® the areas of greatest need addressed by the activity or activities,
YesPd No[ . Verification found on pages 8-13 and attachments A, B, C.

e expected benefit to income-qualified persons or households or areas,
YesP< Nol . Verification found on page 13-14.

* appropriate performance measures for the activity,
YesP< No[_l. Verification found on page 15.

¢ amount of funds budgeted for the activity,
YesPd  Nol ] Verification found on page 14.

e the name, location and contact information for the entity that will carry out the activity,
YesPd  No[ . Verification found on page 8.

s expected start and end dates of the activity?
YesDJ  Nof . Verification found on page 8.

E. SPECIFIC ACTIVITY REQUIREMENTS
Does each activity narrative describe the general terms under which assistance will be provided,
including:

If the activity includes acquisition of real property,
* the discount required for acquisition of foreclosed upon properties,
Yes<l Nol . Verification found on page 14,

If the activity provides financing,

« the range of interest rates (if any),
Yes[_] No[ . Verification found on page . {not applicable)
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if the activity provides housine.

e duration or term of assistance,
YesPd No[ . Verification found on pages 13-14.

» tenure of beneficiaries (e.g., rental or homeownership),
YesPd No[_]. Verification found on pages 13-14.

¢ does it ensure continued affordability?
Yesix] Nol_l.  Verification found on pages 13-14,

¢ does the applicant indicate which activities will count toward the statutory requirement that at
least 25% of funds must be used to purchase and redevelop abandoned or foreclosed upon homes
or residential properties for housing individuals and families whose incomes do not exceed 50%
of area median income?

o Yesl{ Nol[_].  Verification found on pages 13-14.

F. Low INCOME TARGETING
¢ Has the grantee described how it will meet the statutory requirement that at least 25% of funds
must be used to purchase and redevelop abandoned or foreclosed upon homes or residential
properties for housing individuals and families whose incomes do not exceed 50% of area
median income?
Yes<] No[].  Verification found on pages 5 and 6.

s Has the grantee identified how the estimated amount of funds appropriated or otherwise made
available will be used to purchase and redevelop abandoned or foreclosed upon homes or
residential properties for housing individuals or families whose incomes do not exceed 50% of
area median income?

Yesd Nol_].  Verification found on page 5.
Amount budgeted =  $1,830,000,

G. DEMOLISHMENT OR CONVERSION OF LOW- AND MODERATE-INCOME UNITS
Does grantee plan to demolish or convert any low- and moderate-income dwelling units?
Yesﬂ NoP{. (If no, continue to next heading)
Verification found on page

Does the substantial amendment include;
¢ The number of low- and moderate-income dwelling units—i.e., < 80% of area median income—
reasonably expected to be demotished or converted as a direct result of NSP-assisted activities?
Yes|[ | No[_].  Verification found on page . {Not applicable)
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The number of NSP affordable housing units made available to low- , moderate-, and middie-
income households—i.e., < 120% of area median income—reasonably expected fo be produced
by activity and income level as provided for in DRGR, by each NSP activity providing such
housing (including a proposed time schedule for commencement and completion)?

Yespd  No[ ] Verification found on page 15.

The number of dwelling units reasonably expected to be made available for households whose
income does not exceed 50 percent of area median income?
Yespd Ne[].  Verification found on page 15,

H. PuBLic COMMENT PERIOD
Was the proposed action plan amendment published via the grantee jurisdiction’s usual methods and on
the Internet for no less than 15 calendar days of public comment?

YesP<{ Nol ] Verification found on page 23 (copy of newspaper ad noting website).

Is there a summary of citizen comments included in the final amendnient?

YesPX Nol ] Verification found on page 22.

1. WEBSITE PUBLICATION
The following Documents are available on the grantee’s website:

e © & ¢

SF 424 Yes{ No[_].
Proposed NSP Substantial Amendment Yesi< Nol .
Final NSP Substantial Amendment Yes[X] No[_].
Subsequent NSP Amendments Yesl{ Nof_].

Website URL: http://www.Tucsonaz.cov/csd “whats new”

K. CERTIFICATIONS
The following certifications are complete and accurate:

(1) Affirmatively furthering fair housing Yespd  No[ |
(2) Anti-lobbying YesD  No[ ]
(3) Authority of Jurisdiction Yesp  No[
{4y Consistency with Plan Yes[¥ Nol ]
{5) Acquisition and relocation YesPd  No[ ]
(6) Section 3 YesDd  No[ ]
(7) Citizen Participation Yes[X]  Nol ]
(8) Following Plan Yesp No[ ]
(9) Use of funds in 18 months YesD{]  Nol ]
(103 Use NSP funds < 120 of AMI YesfX!  No[ ]
(11) No recovery of capital costs thru special assessments Yesi< No[_]
(12) Excessive Force Yespd]  No[ ]
(13) Compliance with anti-discrimination laws Yes[x] No[_}
(14) Compliance with lead-based paint procedures Yesp<d  Nol[ |
(15) Compliance with laws Yes[<] Nol_}
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TUCSON NEWSPAPERS
Tucson, Aftzona

STATE OF ARIZONA)
COUNTY OF PIMA)

wow o om m m af

Debbie Capanear, being first duly sworr
says: that she is the Legal Advertising I
of TNI PARTNERS, DBA TUCSON NEV
General Parinership organized and exis]
faws of the State of Arizona, and tha
publishes the Arizona Daily Star and Ty
daily newspapers printed and publishedy
Tucson, Pima County, State of Arzona b

7

general circulation in said City, Caur;

gisewhere, and thaf the attached

Legal Notice
wag printed and publishad correctly in 1l
of the said Arizona Daily Star and Tuc
each of the following dates, to-wit:

OCTOBER 31, 2008

Subscribed and sw rn to before me this

L, 2008

Pubim CQmment

The - United: 8tates Department. of Housmg and: Urban
Development (HUD) has made 'funding avallable 1o
Tucson through the Housing and: Economnc Recovery Act
known as: the Nelghborhood Stab flzat:en Program (NSP)

ded

-The City of Tucson Cammumty Semcas Department has
- drafted an amendment to the City’s Annual Action Plan
relatingto the NSP. The draft. Plan i is available-for public
| review and pubfic comment. begmn:ng Fnday, October 31
2008 through Monday, November 1? 2668

The NSP plan cdr be viewed: at the foﬁowmg webs:te
http lwvrw.tucsonaz.govicsd/ {click on. “What's New).
The Plan is also - available at the C:ty of. “rucscn
Commun!ty Services Department; locatéd  at 310 N

I Commerce Park Loo;a, 2nd flor, Tucson, AZ 85?45

-;_%Comments shouid be addressed to Ron Koenfg at
‘Ren.Koemg@iucsonaz,gov. Comments will be accept~

November 1? 29!98

untit’ noor on Thursday,

T Publish octoberat 2008
A Agzona Daify Sta{  Tieson Sitizan

Wwwﬂ/am'

\/Notary Public

My commission expires

TNI AD NO. 8491520
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Preface

This version of “The American Nightmare” is a relatively detailed summary of the full study
intended to be a helpful aid to time-strapped planners, decision makers and those with an
interest in local housing issues. This version covers ali the major issues discussed in the full
version but in less detail and with less documentation. A number of references in this version
direct readers to the location in the full study where they can find the more complete discussion
and additional data.

Introduction

The foreclosure nightmare is hitting the Metropolitan Tucson Area hard. Foreclosures increased
from 2,767 in 2006 to 4,640 in 2007, and as of the end of August 2008, the 5,644 Notices of
Foreclosure filed with the Pima County Recorder’s Office in 2008 have already surpassed 2007
and are on a trajectory to exceed 8,000 for the year. From 2006 to 2007, foreclosures rose by
67.7% and will rise at least 72% from 2007 to 2008 and 289% from 2006 1o 2008."

The increase in foreclosures is creating a community crisis that is damaging people and families
in the following ways:

e Foreclosures damage virtually all residents of foreclosed dwellings whether owner-
occupants {representing over 75% of foreclosures) or renters.

* The value of homes that went into foreclosure in Pima County in 2007 is estimated at
over $600 million. How much of this is actual equity lost to individuals and families is
hard to determine with specificity, but it likely exceeds $100 million.?

+ Foreclosures impact home values in communities through the “spillover effect.”

* The loss of home values will have a huge impact on home equity, which is currently the
principal source of savings and wealth for many people. They depend on it to:

+ Maintain their homes

¢ Meet financial and personal crises when they occur
¢ Pay medical bills

¢ FEducate their children

¢  Start smal businesses

+  Support them in retirement

! The data contained in this paragraph was obtained by SWFHC directly from the Pima County Recorder’s
Office.

? Ziltow.com estimates that foreclosures in Metro Tucson are currently selling for an average of 22% under
market value.




When the decline of home values that have already occurred is combined with those that are
forecast, it will eliminate this home equity reserve for many families and significantly reduce it

for the rest. Some of the consequences include:

Home improvement proiects and home maintenance will he deferred
Consumer spending will decrease

Student loans to send children to schoois and colleges will become harder to get
Unexpected expenses like medical bills will becormne more difficult to pay

The need for public funded social services, particularly for the elderly will increase

Because of the current foreclosure crisis, many families will experience a decline in their

standard of living, a reduction in their quality of life and increased insecurity and tension.

Foreclosures also damage neighborhoods and communities in the following ways:

in Pima County, the financial spillover effect of foreclosures wiil lead 1o a reduction in
the property tax base and revenues. Since tax assessments lag home market value by
about two years, the impact of the decrease in home values on tax revenues has not yet
been felt. When it does hit in 2009, Pima County tax districts are going to face some
very difficult decisions in order to maintain public services and programs and
governmental functions that depend on local taxes. Responses are essentially limited to
raising the tax rate, expanding and increasing fees and penalties and/or cutting back on
services and programs. None of these will be politically popular.

Foreclosures can cause a reduction in consumer spending which depresses the |ocal
economy and reduce revenue from sales taxes that pay for the maintenance of public
infrastructure, public services and community programs. The total tax loss from the
15,000 to 20,000 foreclosures projected for 2008 and 2009 will likely amount to several
miltion dollars.

Foreclosures have direct costs through increases in law enforcement, lost revenue from
utilities, and increased demand for social services. Studies show that the cost of one
foreclosure can directly cost a community thousands of dollars depending on the
focation.

Neighborhoods can be destabilized when investors and speculators buy foreclosed
properties that were owner-occupied and turn them into rentals.

Neighborhoods with high foreclosure rates negatively impact nearby businesses, further
contributing to the downward economic spiral caused by foreclosures.

Neighborhoods with foreclosures become more vulnerable to “red lining” by lenders
and insurance providers who either increase rates and feas or restrict the availability of
loans and coverage.

Local Efforts to Reduce Foreclosures

Local effarts to reduce foreclosures and ameliorate their impact in neighborhoods and the

community began in 2004 after the release of the foreclosure study “The American Dream Lost,”




These efforts included organizing an anti-predatory lending community-based committee; the
establishment of the Freddie Mac “Don’t Borrow Trouble Campaign;” manitoring foreclosure
filings with the Recorders Office and inferming home owners facing foreclosure of foreclosure
prevention assistance; developing a network of foreclosure counselors; and conducting
foreclosure workshops that bring together borrowers and their loan servicers to work out loan
modifications.

Purpose of this Study

The purpose of this study is to update the 2002 Pima County foreclosure data with current data;
provide an analysis of the present situation based on data and insights from studies, reports,
articles and websites; and offer recommendations to advance planning and programming to
meet the challenges presented by the continuing foreclosure crisis.

Methodology

This study utilized both secondary and primary research sources. The Southwest Fair Housing
Council (SWFHC) researchers collected existing data from studies, reports, media articles, and
web and biog sites, which are cited in footnotes. SWFHC also gathered primary data from
foreclosure records filed at the Pima County Recorder’s Office, interviews conducted with
knowiedgeable people in the housing industry and surveys.

Format

This report is divided into three parts. Part 1 updates the “"American Dream Lost” foreclosure
study and is based largely on primary research. Part 2 is based on a review of existing secondary
data and addresses questions and issues that are intended to help better understand the
foreclosure situation in Metro Tucson. Part 3 presents the results of the survey as well as
recommendations to deal with the current situation.




Part 1: Update of the American Dream Lost

Comparison of 2002 and 2007 Foreclosure Data

As noted, one purpose of the study is to collect and compare current foreclosure data to that
collected for 2002. It is anticipated that this will help planners to better understand the
foreclosure dynamic in order to develop effective strategies and programs to ameliorate the
damage to neighborhoods and Pima County communities.

An important methodological change to note is that while SWEHC reviewed all 3,426
foreclosures filed in 2002 in Pima County this study used a sample of 451 foreclosures that were
randomly selected from a total of 4,640 foreclosures filed in 2007. Standard statistical
procedures consistent with a 95% confidence level were adhered to.

Another methodological revision was that the number of loans used for loan to foreclosure ratio
compared loans originating in 2006 to foreciosures filed in 2007. In the 2002 study, foreclosures
filed in 2002 were compared to loans originated in 2002. The lending market in 2002 was
representative of a relatively stable market since 1955. This was not the case in 2007. In late
2006, the credit crisis hit and lending was severely restricted. By 2007, the types of loans
causing most foreclosures that year, subprime ARMSs, were no longer offered by many lenders.

Summary of Differences between the 2002 and 2007 Foreciosure Studies

1. Foreclosures increased from a reported 3,426 in 2002 to 4,640 in 2007, an increase of
about 40%.

¢ From 2003 through 2006, foreclosures actually decreased from 2002. The prevalence of
subprime lending and Joose underwriting standards allowed many people in difficult
circumstances to avoid foreclosure by refinancing.

¢ Foreclosures in the first seven months of 2008 in Metro Tucson surpassed the total
recorded for all of 2007 and are on a trajectory to exceed 8,000 for the year.

* In 2002, subprime loans accounted for less than 10% of all loans in Metro Tucson. By
2005, they were 25% of all loans.

s Subprime loans became more toxic. In 2002, the projected lifetime foreciosure rate for
subprime loans originating in Metro Tucson was 9.3%. By 2006, that had jumped to
21.6%, an increase of 132.4%.°

¥ Keith Ernst, Ellen Schloemer, Wei ii, and Kathieen Keest, “Losing Ground: Foreclosures in the Subprime
Market and Their Cost to Homeowners,” The Center for Responsible Lending, December 2006.




Table 1: Foreclosures, Canceﬂatlons and Trustee Deeds

Foreclosure:
. Notices - S - i
3315 1690 {50 98%) 1541 (46 48%)
3208 1822 {56.80%) 1554 (52.64%)
2952 1944 {65.52%) 1268 {42.95%)
2586 2181 (84.34%) 767 (29.66%)
2767 1973 (71.30%) 603 (21.79%)
20075 4640 2047 (44.12%) 1499 {32.31%)
20{)8 ‘fasof Aug) 5644 N/A N/A

Source: Pima County Recorder’s Office*

In 2002, relatively few lenders were responsible for a large percentage of foreclosures,

This was also the case in 2007,

A total of 22 lenders, out of 497, were responsible for 37% of the foreclosures in 2002.
Of these, 16 were identified as primarily subprime lenders. These 16 lenders were
responsible for about 21% of all the loans that ended in foreclosure in Pima County in
2002.°

In 2006, the study focused on subprime loans and the impact of the expansion of
subprime lending on foreclosures was telling. Only 13 out of a total of 316 lenders
originating 16,346 subprime loans accounted for virtually the same percentage of
foreclosures (36.3%) that 22 did in 2002. The top five lenders with over 300 subprime
foans in 2006 made 25% of all subprime loans. The top 12 lenders accounted for over
38% of all subprime loans.

3. There were disparities in the ratio of loans to foreclosure among lenders providing

mortgages in Pima County both in 2002 and in 2007.

L}

in 2002, 8 of 12 lenders with the most foreclosures had loan to foreclosure ratios that
exceeded the then national average of about 4%. These 8§ lenders had a low of 6.14% of
loans to foreclosures and a high of 31.31%. These 8 lenders accounted for 11.4% of
foreclosures in Pima County in 2002,

The current study focused on subprime loans and indicated that these were much more
lethal than loans in 2002. Ten of the top 13 lenders in foreclosures had ratios of

* The information reported here is as it was received from the Recorder's Office. Disparities between the
total of cancellations and sales to the total of notices are typical of the system and have not been
explained.

®In 2002, types of loans were not able to be differentiated in the Home Mortgage Disclosure Act (HMDA)
reports submitted by lenders to the Federal Reserve Bank. In 2005, changes in reporting requirements
identified the spread between the interest rate of the loan and the yield on Treasury securities over the

same duration.

Loans above a spread of 3% are identified as "high cost,” normally have other

characteristics common o subprime loans, and the two terms are frequently used interchangeably.
SWFHC focused en high cost loans made in 2006 since these loans were typical of the loans that were
associated with foreclosures in 20067.




subprime loans made in 2006 to foreclosures in 2007 that ranged from 2.24 to 5.87
loans for each foreclosure.® These 10 lenders accounted for 26.9% of all foreclosures in
Pima County in 2007,

4. The time between loan origination and Notice of Sale {the start of foreclosure
proceedings) decreased in 2007 compared to 2002,

® The study of 2002 foreclosures reported that approximately 15% of foreclosures
occurred within one year of origination, 36% within two years and 56% within three
years.

s In 2007, the time between loan origination and foreclosure decreased compared to
2002. Fully 22.39% of foreclosure notices were filed within one year of origination with
an average of 260 days from the time the loan was made; 57.92% were within two years
of origination with an average of 432 days; and 78.27% were within three years with an
average of 545 days.

The relatively short time between loan origination and the filing of a Notice of Sale in 2007
brings into question the extent of due diligence conducted by lenders in qualifying loan
applicants. The wide use of ARMs and terms and conditions that rewarded lenders and
investors for greater risk only increased the likelihood of default and foreclosure early in the
loan schedule. Many of the lpans in 2004, 2005 and 2006 were simply bad loans that set
borrowers up for an early failure.”

5. In 2002, a majority of foreclosures were concentrated in a relatively small number of zip
codes. This was also the case in 2007, but to a slightly lesser degree.

s In 2002, the three zip codes with the most foreclosures accounted for 27% of all
foreclosures. The eleven zip codes with the most foreclosures had over 53% of all
foreclosures.,

s in 2007, the three zip codes with the most foreclosures accounted for 22.2% of all
foreclosures, about 18% less of the total number than in 2002. However, the eleven zip
codes with the most foreclosures had 65% of all foreclosures, or about 18.5% more of
the total than in 2002.

s In 2007, the overall ratio of households per foreclosure in Metro Tucson was 77.58
households per foreclosure. In the eleven zip codes with the most foreclosures, the
ratio was 49.73 households per foreclosure. in the remaining twenty-one zip codes, the
ratio was about 130 househoids per foreclosure. In the three zip codes with the highest
ratios of households to foreciosure, the average was 19.7 households per foreclosure.

6. The 2002 foreclosure study reported that foreclosures were higher in lower income zip
codes. in 2007 it was determined that although lower income zip codes had more

® Three of these lenders did not file HMDA reports for 2006 and therefore no information on loans was
available.

7 Parapundit.com on March 6, 2008 reported that “people are losing their homes even Gefore their
mortgages reset ... about 40% of ali foreclosures are homeowners with prime or subprime loans who
couldn’t make their payments before the reset.”




foreclosures these zip codes tended to have more households and that the ratio of
households to foreclosures in zip codes remained relatively constant across income levels.

e In 2007, zip codes above the median household income of $40,213 had 1,618
foreclosures, or an average of 101 per zip cade. Zip codes below the median income
had 2,864 foreclosures, or an average of 179 per zip code.

¢ Zip codes below the median income have more households than zip codes above the
median. The number of households per foreclosure for zip codes ahove the median was
70.26 and below the median 72.92.

The data appear to show that the increases in recent foreclosures have hit across virtually all
income levels. However, experts warn that foreclosures have a greater negative impact in areas
where housing and population are concentrated. Thus, while the aggregate data indicates that
foreclosures are ocecurring in all income areas at similar rates, foreclosures in lower income
neighborhoods have a greater impact in decreasing housing values and the tax base, increasing
the rate of crime, escalating the cost of public services and fostering redlining by loan and
insurance providers.

7. The 2002 foreciosure study reported that Hispanics had a disparate rate of foreclosures
compared to other racial and ethnic groups. Disparities in foreclosures based on Hispanic
National Origin continued in 2007.

« In 2002, Hispanics accounted for 34.7% of foreclosures while they received 18.7% of
home loans and had a population share of approximately 30%.

¢ In 2007, Hispanics accounted for 36.1% of foreclosures while receiving 23.8% of ali loans
in Pima County in 2006 with a population share of 32.6%.

= Out of a total of 8,825 loans to Hispanics in 2006, 3,723 or 42.2% were subprime. For
White Non-Hispanics out of a total of 20,076 total loans received, 3,377 or 16.8% were
subprime.®

¥ These figures are based on an analysis of 2006 HMDA data for Metro Tucson conducted for SWEHC by
the National Community Reinvestment Coaiition {NCRC) in fune 2008. NCRC released a national study
containing similar data that included over 200 metro areas, including Tucson, in July 2008, The study is
titled “Income is no Shield against Raclal Differences in Lending Il A Comparison of High Cost Lending in
Aerica’s Metropolitan and Rural Areas” and is available at www.nerc.org.
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Table 2: Home Mortgages in Metro Tucson in 2006
e ﬁj\»\m% : i = &

Borrower Race

White Non-Hispanic] 16,692 | 3,377 120,076 | 83.2% | 16.8% 1.00 1.00

Black or African 465 298 763 {60.9%| 39.1% 1 0.73 2.32
American &
Hispanic or Latino 5102 | 3723 | 8,825 |57.8% | 42.2% | 0.70 2.51

Asian 570 115 685 183.2% | 16.8% 1.00 1.00

Total' 27,715 | 9,318 | 37,033} 74.8% | 25.2% 0.90 1.50

Source: National Community Reinvestment Coalition

While the causes for the disparity can be argued, the fact that a much greater proportion of
loans to Hispanics were subprime suggests that the foreclosure crisis will continue to hit
Hispanics particularly hard. In 2007, the three zip codes with the highest number of
foreclosures were 85746, 85706, and 85713. They combined for over 31% of all foreclosures in
Pima County. All of these zip codes are over 50% Hispanic and are located adjacent to each
other on Tucson’s South Side.
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Part 2: Housing Market Analysis

The United States housing market is undergoing a correction resulting in historically steep price
declines. California, Nevada, Florida and Arizona are leading this trend. Pima County has not
been spared. The overali market trend in 2008 through the end of July shows that home sales
are down, demand is down, supply is up, prices are falling and foreclosures are spiking. Experts
and analysts are making predictions about how much more vaiue the housing market will lose
and when to expect a recovery. Some regions will decline more than others depending on
numerous variable market factors. While national and regional trends are useful, they do not
necessarily reflect real estate markets at the county or city level. Even in submarkets within a
city, house prices can fluctuate up and down at different rates depending on iocal factors. For
example, newer subdivisions in the exurbs with a concentration of foreclosures can have much
more significant price declines than more stable neighborhoods with fewer foreclosures.’

National Housing Market Trends®

* Nationaily, existing home sales were down 16% in June 2008 compared tc a year ago.™

o Goldman Sachs believes that the nationwide market correction currently underway is
only half-complete. They predict a further decline in home values of 11-13% from their
point in May 2008 for an overall correction from peak to trough of 18-20%. Their
models indicate, however, that Arizona and five other states may see prices decline a
total of 25% or more before the market fully corrects itself.*

¢ Merrill Lynch believes that home prices are well above historic norms in comparison to
measures like GDP or rent. It predicts that house prices will need to fall another 20 to
30% to correct the imbatance.

= A report published in fate July 2008 by an International Monetary Fund economist
estimates that U.S. home prices in the first quarter of 2008 were overvalued by 14%
with a range of § to 20%.**

® Christie Smythe, “Foreclosures push down your home's selling price,” Arizono Doily Star, june 1, 2008,

¥ Karl E. Case {co-creator of the Case- Schiller homa price index) stated that, “Anybody who says they
know when it's going to end with confidence is delusienal...But yes you can get a sense of where things
are going.” He was referring to forecasts regarding the current housing crisis in an article by Catherine
Rampell in the August 13, 2008 New York Times article “In Various Ways, Economists Try to Find the Right
Price for a Home.”

Y ok Willis, “U.S. Economy: Home Resales Decline to 10-year Low,” Bloomberg.com, July 24, 2008.

12 “Map of Misery,” The Economist, May &, 2008,

* pavid Goldman, “Housing prices to free fall in 2008 — Merrill,” CNNMoney.com, January 23, 2008,
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¢ The Case-Shiller home price index released in late June of 2008 recorded a 15.3% drop
in home prices from the previous year. After adjusting for inflation, this is the biggest
drop since 1940-42.%

¢ lehman Brothers expects the Case-Shiller index to fall another 15% to 20% before
hitting bottom at the end of 2009, for a peak-to-trough drop of 30% to 35%."°

Maricopa County Housing Market Trends

In Arizona, Maricopa County has experienced the largest number of foreclosures to date and
same of the greatest declines in property values in the state and the nation. Kueh! and Franke
stated that after the housing boom in 2004, builders were late to respond and continued to
build at a prodigious rate well into 2006, creating a severe imbalance in the market. Kuehl and
Franke state that even with the drastic reductions in new construction now occurring “it will
take many months, if not years, to absorb the inventory. During that time of absorption, prices
are likely to be stagnant at best.” In fact, in hindsight Kuehl and Franke drastically
underestimated the extent of the problem of declining home prices. In June 2008, the Case-
Shifler Index found that home prices in Phoenix had deciined by 25% from a year ago.”

Pima County Housing Market Trends
Housing Permits in Pima County

Housing permit issues were down significantly in Pima County through the second quarter of
2008, continuing their decline that began in 2005 when over 12,000 permits were issued. This
number fell to 8,315 permits in 2006 and to 5,574 in 2007. In 2008, 4,436 permits are forecast
to be issued, continuing the downward trend.'®

 Marvin Clark, “Weekly Review and Outlook: Deleveraging’s Not Just for -Banks,” seekingalpha.com, July
28, 2008.

¥ peter Coy and Mara Der Hovanesian, “Falling Home Prices Spiral into Deeping Abyss,” BusinessWeek,
June 26, 2008.

*® Rex Nutting, “Four years of gains in home prices wiped out,” MarketWatch.com, June 24, 2008.
Y Coy and Hovanesian, “Falling Home Prices.”

'® Christie Smythe, “Housing starts dip to lowest since '90s,” Arizona Daily Star, july 18, 2008.
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Figure 1: Housing Permits Issued in Pima County: 2003 - 2008

Source: Eller College of Management Economic and Business Research Center

Table 3 below shows that, except for lanuary 2008, the number of housing permits issued each
month in Pima County continued its downward trend compared to 2007.

Table 3: New Housing Units Authorized 2008

Feh-08 J Mar-08 " Apr-08

nits Authorized |/ g | a4 ] s

% Change vs. Year Ago 37.9 -54.1 -17.7 -34.8
Source: U.S. Census Bureau

May-08

-42.0

Tabie 4: Residential Permits Forecast: 2008 - 2013

l Tucson “ 2008 u 2009 ﬂ 2010 {2011 u 2012 ﬂ 2013 l
54 Change from Previous Year | -23.1_| 178|422 245 113 |50 |

Source: Eller College of Management Economic and Business Research Center

The Absorption Rate in Pima County

The absorption rate is a theoretical tool that indicates the balance of supply and demand in a
housing market. Based on MLS listings and rate of sales it projects how long it would take to sell
all homes if no new listings were added. A six-month {26 weeks) supply is considered a stable

market. Less than this causes upward pressure on housing prices, and more than this causes
downward pressure.*®

19 Barbaraiasky.com/tucsan-real-estate-blog/tucson-reai-estate-market,
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The absorption rate for December 2087 in Pima County was 11.62 months, down
slightly from 11.99 months in November 2007, In the first quarter of 2008, the
absorption rate trended upwards. In March 2008, it was over 14 months {64
weeks).”” This compares with 12.5 months {54 weeks) in March 2007.2* The
absorption rate in May 2008 was nearly 10.3 months (44.59 weelks) and in June
2008 was just under aine months (38.4 weeks).

The number of homes on the market was down to 7,876 in July 2008 from a high of
10,387 in April of 2007. In March 2008, there were 9,022 houses on the market,
The absorption rate dropped significantly, from over fourteen months in March
2008 to just under nine months in June 2008. In 2008, April, May, lune and July
home sales were down between 20 and 27 percent from the previous year.”

While some were encouraged by the drop in the absorption rate, the contradictory
sales figures indicate caution for two reasons. First, when home prices drop
precipitously in a market and sellers are competing with foreclosures at fire sale
prices” many will hold their homes off the market to try to wait out the storm of
foreclosures and declining prices.”® Second, lowering absorption rates despite
declining sales can be a sign of a “shadow market” that skews the rate lower than it
should be. Many properties like REOs, auction properties, defauits and foreclosures
may not show up in the MLS listings as they move through the foreclosure process.
Nevertheless, they must be sold before the market can stabilize. In one study,
bubble markets in nine cities had inventories between 33% and 100% higher than
what was on the MLS.”

Other indicators from TAR for fune still show a weak market, as well. Compared to
lune 2007, the following indicators from June 2008 have declined: home sales
volume (-34.17%}, average sales price {(-12.27%), pending contracts (-53.68%), new
listings (-25.71%), home sales units {-24.96%) and median sales price (-11.11%).%

Declining Home Prices in Pima County

Based on statistics from the Tucson Association of Realtors {TAR), the median sale price of
houses in Tucson rose steadily from the late 1990s through 2003, and then dramatically in 2004
and 2005. By the third quarter of 2006, the credit crisis had hit and foreclosures began to
escalate. The increase in the median sale price of homes at first slowed and then reversed.

From its peak of $226,465 in 2006, the median sale price of houses in Tucson decreased by

= Manthly Statistical Digest, Tucson Association of Realtors Multiple Listing Service, Inc., March 2008,

* Krystal Kraft, Denver Real Estate, November 14, 2006, http://activerain.com/blogsview/20685/How-
Absorption-Rate-is.

* Monthly Statistical Digest, Tucson Association of Realtors Multiple Listing Service, Inc., July 2008.

= Alan Zibel, “Tumbling prices push existing-home sales up,” Arizona Daily Star, August 26, 2008,

** Christie Smythe, “Encouraging signs in Tucson housing,” Arizana Daily Star, August 13, 2008.

Foreclosures likely skewing housing indicator,” MSNBC.com, August 19, 2008.

e Monthly Statistical Digest, Tucson Association of Realtors Muttipie Listing Service, Inc., June 2008.
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13.9% to $195,000 in April of 2008.”” According to TAR statistics released in July 2008, the
median sales price has remained steady at $201,000 in May and $200,000 in June. However,
just as the median sales price seemed to be holding steady and just days before the release of
this report, the price in August plunged 7.5% from July to $185,000. This is the lowest median
sales price since January 2005 and is a 16% drop from August 2007. Realtors believe that
foreclosures and short sales are dragging the price down.

Some forecasters contend that the prices in Pima County will continue to decline into 2010, as
most experts now predict them to do in Arizona and several places nationwide.

Table 5: Estimates of Declines in Home Prices and Projections for Pima County

Source Past Decline Projection
Case-Shifler -7.6% (as of 1" gtr. 2008) Addition decline of 16.9% stabilizing by 2010
| OFHEO** || -5.9% (as of Aug. 2008) No Projection
Zillow.com -10.4% (as of Aug. 2008) Continued decline in Arizona
Bright Future | -15% (new homes as of Aug.  Market will bottom out between end of 2008
' 2008) and 2009,
Global Insight || -15.4% (as of Aug. 2008) The market will bottom out in 2010

*Ctfice of Federal Housing Enterprise Oversight

+ tand investors play an important role in real estate markets, and currently in Pima
County they are waiting to buy large tracts of land because they believe that the real
estate market has not bottomed out. One local commercial realtor is advising clients to
wait for two or three years before selling land.™

e CNNMoney.com places Metro Tucson as one of the ten metro areas™ projected to have
the fargest decreases in home prices in the country.

¢ There are so many foreclosures in some neighborhoods that appraisals are based on
nearby foreclosures, because they make up the majority of the market. This is prevalent
in some new-home developments on the edge of town and on the South Side. Before
the foreclosure crisis, appraisers disregarded foreclosures in appraisals because there
were not enough to affect prices.™

*’ Christine Smythe, “Tucson median home price slid to lowest since 2005,” Arizona Daily Star, May 12,
2008.

* Christine Smythe, “Tucson’s median home price plunges,” Arizona Daily Star, September 12, 2008,

¥ OFKEO is less inclusive than other estimates and the decline in value appears lower. Perhaps a more
telling figure is that Tucson was 237th out of a total of 292 metro arsas tracked by OFHEO. In other
words, in the last year Metro Tucson homes lost more value than homes in over 80% of the other metro
areas tracked by OFHEO.

¥ Christie Smythe, “Lack of land buyers hints that market’s still falling,” Arizong Daily Stor, August 26,
2008.

*! Phoenix was 2lso in the top ten and is projected to perform only slightly worse than Tucson, having
already taken a greater loss in average house prices than Tucsen (-15%) in the fast 12 months.

32 . 4
Smythe, “Foreclosures.’
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Between 1984 and 2000 house prices were 2.8 times the size of the median family
income. In the early 1970s when home sales were strong, it was only 2.3 times the
median family income.® Table 6 shows the ratio of home prices to median family
income in Pima County.

Table 6: Housing Price to Income Ratio in Pima County

Year Median Household Single Family Price/Income Ratio
Income Residence Price
2000 §35,223 $128,000 3.63
2001 $35,617 $133,000 3.73
2002 $37,638 $142,500 3.79
2003 $37,818 $150,000 3.97
2004 $38,800 $175,000 451
2005 $41,521 $234,000 5.64
2006 543,006 $272,800 6.34

Source: Pima County Department of Community and Economic Development

Loss of Home Equity

In August 2008, Zillow.com estimated that nationwide almost 30% of homeowners who
purchased their homes in the fast five years now have negative equity.” They report
that the percentage is higher in Arizona and approaches 40%. ¥

The large majority of loans that are “upside down” are adjustable rate subprime loans.
From 2004 through 2006, the rate of subprime loans in Metro Tucson exceeded the
national average.® If home values decline further into 2009 as forecasted by many
analysts, and refinances are factored in, the number of homeowners who are upside
dowh on paper may approach one-third of all homeowners with mortgages. This will
have a substantial negative impact on the housing market’s strength and ability to
recover.

An upside to the home equity situation is that those that owned their homes prior to
2004 and did not draw a large portion of their equity out during the lending debacle
with home equity loans or refinancing stand to benefit with increased home values
averaging more than 35% even after home prices bottom out.

Impact of Investors Moving Back into the Market

Discussions with real estate agents indicate that in Pima County, investors and
speculators are increasingly 1argeting foreclosures and distress sales. In the short term,
these types of investors may slightly reduce the absorption rate, but a recovery in

* Irwin Kellner, "How low must housing prices go?” MarketWatch.com, December 32, 2007,

** Bob lvry, “Zillow: 29% of homeowners have negative equity,” Arizong Daily Stor, August 13, 2008,

** David Streitfeid, “Ruins of an American Dream,” New York Times, August 24, 2008,

* Zillow.com, August 2008.
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neighborhoods from the impact of foreclosures will not be built on speculation. When
the market cools, investors and speculators are the first to walk away leaving their
investments in foreclosure. Owner-occupants and tenants are left to face the
consequences. However, by far the most destructive long-term effect that foreclosure
speculators have is to further decrease home values. This leads to increasing
foreclosures, further fueling the downward spiral of the market.

» Even though some investors are starting to buy distressed properties, more are waiting
in anticipation of further price declines. One California-based developer is assembling a
5250 miliion “vulture investing fund” to buy homes, some of which are in Arizona, The
developer is waiting for banks that own farge numbers of foreclosures to begin to
liquidate them at the end of the year to get them off their books. He believes that will
cause prices in many places to fall even farther,”’

Other Factors impacting the Housing Market in Pima County

Several factors, in addition to those noted, indicate that the housing market in Pima County will
remain depressed into 2009 including the following:
» |Interest rates have risen recently®® and may continue to rise in the near term.”

s Mortgage terms and conditions have tightened causing lenders to originate fewer home
loans.™

¢ The economy is weak and may not recover until mid-2009."
+ The rate of foreclosures is high and will likely increase into 2009.

* More foreclosures add cheap supply to the already glutted market, exerting further
downward pressure on prices.

s Inflation will very likely continue to rise, particularly in vital areas such as fuel, food, and
health care.”

+ Unemployment is projected to increase.”

*" Les Christie, “Vulture real estate investors swoop in,” CNNMoney.com, July 2, 2008,

* Wil Buss, “Local housing market stabilizes but sales still lower than 2007,” Belleville News-Demaocrat,
August 26, 2008.

* The takeover of Freddie Mac and Fannie Mae on September 8, 2008 by the Federal Government had an
immediate effect of slightly reducing mortgage interest rates and further reductions are likely.

“ Rex Nutting, “Credit squeeze getting worse, banks say,” MarketWatch.com August 11, 2008.

" Christine Smythe, “UA panelists paint a dismal portrait for Tucson economy,” Arizong Daily Star, lune 5,
2008. Also see, Rex Nutting “Leading Indicators show no quick recovery” Market Watch. August 21, 2C08.

“ Becky Pallack, “"How inflation eats into your paycheck,” Arizong Daily Star, May 18, 2008.

* Rich Miller and Matthew Benjamin, “Future economy doesn’t took great,” Arizong Daily Star, May 26,
2008. Miller and Benjamin forecast dramatic structural charges in the US economy even after the credit
crisis ends, They see weaker productively, slower economic gains, higher unemployment and a diminished
financial services industry as characterizing the economy for years to come.
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However, factars that could help to slow the decline in the housing market or begin to
strengthen it include the following:

* In July 2008, President Bush signed into law the Housing and Economic Recovery Act of
2008.%

« lenders increase their efforts to negotiate with borrowers in default and modify loans
that will provide long-term solutions to prevent foreclosure.

* local programs are developed/continued/fincreased that include outreach and
education, effective home buying and foreclosure counseling, better data collection and
retrieval systems and increased coordination of foreclosure prevention efforts and ways
to foster the acquisition of foreclosures for the benefit of owner occupants and
neighborhoods (see “Recommendations”)

= Some analysts have pointed to signs that, nationally, home prices may be stabilizing,
although they warn that those states hardest hit will continue to experience above
average declines (including Arizona).” Some local sources have also reported that
prices in Pima County may be stabilizing.

» The takeover of Freddie Mac and Fannie Mae on September 8, 2008 had the immediate
effect of lowering interest rates and putting foreign investors at ease but its full impact
on the current problems in the market is unclear.*®

“ Paul lackson, “As Housing Act Passes Congress, Questions Emerge,” hitp://www.housingwire.com
/2008/G7/26/as-housing-act-passes-questions-emerge/, July 26, 2008.

* Reuters, “Home price declines stabifizing: report,” August 18, 2008.

* David Ellis, “U.S. seizes Fannie and Freddie,” CNNMoney.com, September 7, 2008.
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The Foreclosure Crisis

“..Until home prices stabilize, we're going to be dealing with elevated foreclosure rates.
Government assistance programs and loan modifications can help keep some folks in their
homes. But when you're upside down on your loan, and something bad happens {iob loss,
divorce, you name it), your options are fimited. And let's be frank: Too many people bought too
much house with too many easy money mortgages in recent years. For many of these people,
foreclosure will prove unavoidable,”*’

Nationwide Foreclosures

* RealtyTrac reported that in the first quarter of 2008 there were about 650,000
foreclosures nationwide, a 112% increase over the first quarter of 2007. The
Washington Post states that 2.47% of all home mortgages were in foreclosure in the
first quarter of 2008, up from 1.28% for the same quarter last year.*

* In June 2008, 252,363 homes nationwide received at least one foreclosure related
notice, up 53% from June 2007, but down 3% from the all time high in May 2008.
Foreclosure filings in Maryland dropped by 18% and by 3% in Massachusetts from last
year after both states passed similar laws increasing the time to finalize a foreclosure.®

* In addition to the current rate of foreclosures, another 6.35% of home mortgages were
delinquent but not yet in foreclosure, up from 4.84% last year. This means that
nationally almost 9% of all mortgages were in trouble.*®

e The Joint Economic Committee of Congress estimated that 2 million families will lose
their homes in the next two years. Credit Suisse forecasts that by 2012 there will be
about 6.5 million homes foreclosed.”® They have revised their estimate of 730,000
subprime foreclosures to 1.39 million over the next two years. Credit Suisse goes on to
estimate that foreclosures could force 12.7% of residential borrowers out of their
homes.”  Many analysts are saying that with the sputtering economy with
unemployment rising towards 6%, the current crisis is only the tip of the iceberg.*
Predictions continued to worsen and by July 2008, economists projected that across the
nation this year 2.5 millisn homes wili begin the foreclosure process. The number in
2007 was about 1.5 million.>

7 Mike Larson, “MBA: Delinquency and foreclosure rates surge to new highs in Q1 2008,” June 05, 2008,
http://interestrateroundup.blogspot.com.

* Renae Merie, “Despite Interest Rate Cuts, Foreclosures Hit Record High,” June 6, 2008, http://www.
washingtonpost.com/wp-dyn/content/article/2008,/06/05/AR2008050501501 . html.

* Alan Zibel, “US foreclosure filings surge 53 percent in June,” Associated Press, July 10, 2008,
*® Merle, “Despite Interest Rate Cuts.”

** Hamedani, “America’s crisis.”

*? “oreclosures to affect 6.5 min loans by 2012-report,” Reuters, April 22, 2008.
> Hamedani, “America’s crisis.”

* Zibel, “US foreclosure filings surge.”
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e Christopher Mayer at the Columbia Business School states that while subprime loans
fueled the initial jump in foreclosures, and these continue to rise, prime borrowers are a
growing part of the problem. In the first quarter of 2008, the rate of prime loans
entering foreclosure increased at a faster rate than subprime loans entering
foreclosure.*

The Economic impact of Foreclosures Nationally

Global Impact states that the foreclosure crisis wiil have profound effects on our economy and
in our communities including the following:>

e US. GDP will be 5166 billion lower. The GDP is now projected to grow by just 1.9% in
2008, a full percentage point lower than would have been the case without the
morigage ¢risis.

¢ Demand for goods and services will decrease, and as a result, 524,000 fewer jobs will be
created across the country in 2008.

¢ Hemeowners will see property values decline by $1.2 trillion in 2008. Home price
declines across the U.S. will average 7% in 2008,

¢ Foreclosures in 2008 will increase by at least 1.4 million. These homes represent a
market value of 5316 billion.

+ Local government property tax revenue will decrease,

s In most states, the growth of sales tax receipts will significantly slow, not only from
construction related purchases, but also by the pullback in general consumption by
households who feel, and are made, less wealthy by the declines in homeowner equity.

¢ Consumer spending will slip to 2.0% growth, well below a 3.1% gain in incomes. Rising
home prices were once the fuel that allowed consumer spending growth to outpace real
income gains. With declining home prices in effect, consumer spending will fall short of
income growth.

The Los Angeles Times reported a statement by Federal Reserve Chairman Ben S. Bernanke. The
market, Bernanke said, if left to its own devices, could "destabilize communities; reduce the
property values of nearby homes and lower municipal tax revenues." He went on to say, "High
rates of delinquency and foreclosure can have substantial spillover effects on the housing
market, the financial markets and the broader economy. Therefore, doing what we can to avoid
preventable foreclosures is not just in the interest of lenders and borrowers. It's in everybody's

. 7
interest,"®

5 Merle, “Despite Interest Rate Cuts.”

% iThe Mortgage Crisis: Economic and Fiscal Implications for Metro Areas,” Global Insight, November 26,

20Q7.

* Peter G. Gosselin, “Bernanke pushes government to curb foreclosures,” Los Angeles Times, May 6,
2008.
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Arizona Foreclosures

e RealtyStore.com reported on lune 5, 2008 that foreclosures have skyrocketed in Arizona
by 304% in the first quarter of 2008 compared to the first quarter of 2007, and
increased by 46% from the previous quarter. From lanuary 2008 through March 2008,
there were 23,607 foreclosure naotices in Arizona, or one for every eighty households,
almost three times the national average.

s  Maricopa County was hit the hardest by foreclosures with 17,214 in the first quarter of
2008 or ahout 73% of ail foreclosures in the State. This was a 350% increase from the
first quarter of 2007,

Pima County Foreclosures

information from the Pima County Recorder’s Office shows that foreclosure notices increased by
57.3% in 2007 compared to 2006, from 2,767 to 4,640. In 2008, there are 5,644 foreclosures by
the end of August, and they are on track to exceed 8000 for the year. What may be more telling
in projecting foreclosures into 2609 is that the rate of increase has steadily accelerated
beginning in the second half of 2006 to present. Foreclosures averaged 214 per month in the
first two quarters of 2006. By July of 2008, they were averaging 721 a month.

The Impact of Foreclosures on Housing Values and Wealth in Pima County

“As this year ends, 2.2 million households in the subprime market either have lost their
homes to foreciosure or hold subprime mortgages that will fail over the next several years.
These foreclosures will cost homeowners as much as $164 billion, primarily in fost home
equity. We project that ane out of five {19 percent) subprime mortgages originated during
the past two years will end in foreclosure. This rate is nearly double the projected rate of
subprime loans made in 2002, and it exceeds the worst foreclosure experience in the
modern mortgage market, which occurred during the “Oil Patch” disaster of the 19805,

s Kuehl and Franke reported that the Congressional Soint Economic Committee estimated
the impact of subprime foreclosures in Arizona to be over $52.8 Billion in lost housing
value and housing wealth.*

e TAR estimated that home sales were down $1.5 Billion between 2005 and 2007.

« CNNMoney.com in May 2008 reported a FiServ estimate that during the previous twelve
months home values in Pima County decreased by 7.6% and would decrease another

* Keith Ernst, Elfen Schioemer, Wei Li, and Kathleen Keest, “Losing Ground: Foreclosures in the Subprime
Market and Their Cost to Homeaowners,” The Center for Responsible Lending, December 2006.

*® Kuehl and Franke, “Under Pressure.” The Committee stated that the actual loss fram foreciosures in
Arizona was much higher than this since their estimate included only subprime loans that were
outstanding in the 3 quarter of 2007 and at very conservative assumptions regarding the dedine of value
that likely underestimated the loss.
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16.9% over the following twelve months. Based on this forecast, the loss in home
values could be over $5.3 hillion in 2008 and 2009.

In August 2008, Zillow.com estimated that nationwide almost 30% of homeowners who
purchased their homes in the last 5 years now have negative equity. They owe more on
their homes than the market value. They report that the percentage is higher in Arizona
and approaches 40%. The large majority of loans that are “upside down” are adiustable
rate subprime foans. From 2004 through 2006, the rate of subprime loans in Metro
Tucson exceeded the national average. Of additional concern is that Zillow.com did not
include homeowners who purchased homes prior to 2003 but reduced their equity by
refinancing or obtaining home equity loans during this period. When these are added
in, and if home values decline further into 2009 as forecasted by many analysts, the
number of homeowners who are, on paper, upside down may exceed one third of all
homeowners with mortgages.®

The “Spillover Effect”

Contributing to the decline of house values in Pima County has bean what is referred to
as the “spillover effect.” When a home goes into foreclosure, the negative effects
extend beyond the individual families losing their homes to surrounding neighborhoods
and the wider community

The Center for Responsible Lending {CRL) estimates the spiliover effect from
foreclosures on subprime home loans originated in 2005 and 2006 will impact 44.5
millien homes nationwide. The total decline in housing values and tax base from these
foreclosures alone will be $223 billion. This means that homeowners living near
foreclosed properties will see their property values decrease $5,000 on average,
nationwide.

CRL published another study in February of 2008 that predicts that in Arizona 85,726
houses will be fost due to foreclosure in 2008 and 2009. These foreciosures will have
significant negative spillover causing 1,201,327 houses to lose an average of 57,231 in
value. The decrease in home values/tax base will total $8.7 biilion.%*

For Pima County, CRL reported that 20,760 subprime loans were originated in 2005 and
2006 accounting for 23.9% of all home loans originated during this period. It projects a
cumulative foreclosure rate on these loans of 21.6%, or a total of 4,484 homes
mortgaged by subprime loans lost to foreclosure.® The spillover effect of just these
foreclosures will negatively impact 203,974 homes in Pima County with a total decrease
in home values/tax base of $463,249,613, or an average decrease of $2,271 per home.

* In August 2008 Zillow.com reported that second quarter home prices in the U.S. fell 9.9% in a year.

1 "The Impact of Court Supervised Modifications of Subprime Foreclosures: Arizona,” The Center for
Responsible Lending, Febhruary 22, 2008.

* Ernst, Schloemer, Li, and Keest, “Subprime Spillover,” The Center for Responsibie Lending, November
2007, http:/fwww.responsiblelending.org/issues/mortgage/research/subprime-spifiover.htmi.  In
2008, CRL updated the data for Pima Co. that was originally presented in a 2007 report.
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Impacts on the Community and Economy in Pima County

@

Foreclosures have a direct impact on local economies in a number of ways, but two key
effects are the loss of tax revenue and an increased need for public services and
programs to mitigate the damages. These two effects have come together in Pima
County to create the “perfect storm.” While the need for police patrals, enforcement,
foreclosure prevention, foreclosure counseling and social services for evicted families
goes up, foreclosures are dragging housing values down and reducing tax revenues
needed to pay for pubiic services.®

Foreclosures create a need for counselors to work one-on-one with borrowers to try
either to prevent a foreclosure through negotiations with lenders, or to develop plans
that can put families in better positions to deal with the impacts and mitigate the
damage caused. These types of services are normally very labor intensive.

Foreclosures in Pima County have created a downward spiral in housing prices that
feeds on itself. Foreclosures have come onto the market at reduced prices adding to
the supply and pushing prices down. At the same time, lenders have become restrictive
in their loan products, which has limited borrowing, further depressing home buying.
This pushes prices down, making it more difficult for people with little equity who
encounter financial crisis to refinance or sell, The reduction in property values hits tax
assessments a year or so later and results in either reduced tax revenue, or higher rates,
new taxes or increased fees, which further strains families struggling to pay for the
dramatically rising prices for such necessities as fuel, food and health care. Keeping a
home becomes harder and more foreclosures result, which feeds back to provide more
fuei to continue the destructive cycle.

Metro Tucson stands to lose substantial tax revenue from the current foreclosure crisis
and loss of home values. Kuehl and Franke state that the National Center for Real Estate
Research estimates that every doilar of property value will affect annual spending by six
cents.* They used this estimate as part of their formula to forecast the loss in tax
revenue from their projection of 60,000 ta 75,000 foreclosures in Arizona in 2008 and
2009. They concluded that Arizona communities wouid lose S7 million in property tax
annually and $12 million in sales tax annually for a combined loss of $38 million in taxes
in 2008 and 2009.

Global Insight and National City Corp released a projection for the loss of housing values
in Metro Tucson on June 2, 2008.% According to the study, homes in the Tucson Area
are moderately overvalued at this point and the correction is likely to be about 15.4% in
the next two years. If this estimate were used, it would mean a loss in home values
between June 2008 and June 2010 of about $6.4 billion. Since there is about a two-year
lag between tax assessments and market values, the full impact of the decline in
housing prices is not going to hit tax jurisdictions until 2012, This drastic reduction in
the tax base will severely pressure tax jurisdictions to find ways to develop the

5 City and County of Denver. “Understanding Mortgage Foreciosures in Denver,” Issued March 2008.

¥ “Under Pressure,” Kuehl and Franke.

* News and Notes, Arizona Daily Star, June 4, 2008.
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alternative revenue sources that will be needed to maintain public services. The
substantial loss in sales tax revenue will exacerbate this problem.

Forecasting Foreclosures in Pima County in 2008 and 2009°°

L]

Virtually all forecasts that were made in 2007 and early 2008 of the number of
foreclosures that will occur in 2008 and 2009 have drastically underestimated the
number that is currently occurring in both Pima County and Arizona. For example, Kuehl
and Franke in their report “Under Pressure” released in January 2008 for the Arizona
Department of Housing estimated Arizona would experience 60,000 to 75,000
foreclosures in 2008 and 2009 combined. In fact, Arizona is on track to exceed 75,000
foreclosures for 2008 alone.

Pima County recorded 5,644 foreclosures through August 2008, and is on a trajectory to
exceed 8,000 for the year. Indicators point toward the rate of foreclosure continuing to
increase into 2009 and bottoming out no sooner than the 4™ quarter of 2009. Based on
this, & reasonable projection of foreclosures in Pima County for 2008 and 2009 is in
excess of 17,000.

The following are just a few of the reasons that foreclosures are likely 1o remain high:

1.

Pima County has a High Number of Subprime Adjustable Rate Mortgages

The rate of foreclosure is considerably higher on subprime loans, of which Pima County
has a high number. In 2005 and 2006, 23.9% of all lcans were subprime compared to
13% of alt loans nationally. Over 70% of these loans are adjustable rate mortgages that
reset in 2007 or will reset in 2008. Resets have been peaking in most areas of the
country, including Pima County, in the third quarter of 2008. Mark Fleming, chief
economist for First Amarican Corelogic states that “it will not be clear for months how
many wil! lose their homes. We may not see the impact in foreclosures until the middle
of 2009.” This suggests that foreclosures will continue fo increase in Pima County and
may not bottom out until the end of 2009.%

Delinquency Rates are Increasing

Delinquency rates indicate the likelihood of foreclosure and these are up substantially
both nationwide and in Pima County. The National Association of Realtors estimates
that about 23% of prime loans and 41% of subprime loans that become delinguent wiil
result in foreclosure.®® Nationally, the Mortgage Bankers Association reported that as of
the end of June 2008, a record 9.16% of all American homeowners with mortgages

% “ et’s be honest. No one actually knows when and where the housing market will bottom. Exgeris
have been proclaiming the bottom is now — this very moment — since Alan Greenspan notoriously
predicted the worst was over way back in 2006.” Catherine Rampell “In Various Ways, Economists Try to
Find the Right Price for a Home,” New York Times, August 13, 2008,

*’ Renea Merle, “Resets Peaking on Subprime Loans” WashingtenPost.com, July 1, 2008.

& “Under Pressure,” Kuehl and Franke.
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{almost 1 in 10) were either behind on their payments or in foreclosure. This is up from
8.1% in the first quarter of 2008 and from 6.5% a year ago.*

The delingquency rate in Arizona is even higher at 9.3%. About 5% of Arizena home loans
are in serious default (more than 60 days late) and 3.3% are in foreclosure.” The most
current data available for metro Tucson indicated approximately 2.4% of mortgages
were at Jeast 60 days past due in the fourth quarter of last year. Thisis up from 1.4% in
the fourth quarter of 2006, an increase of 71%.

Continuing Decline in Home Prices

While there are differences of opinion as to the extent that prices in Metro Tucson will
decline and when they will stabilize, nevertheless the majority of analysts anticipate
further significant decreases and prices not bottoming out before the last half of 2009 at
the earliest. CNNMoney.com had perhaps the most pessimistic forecast by projecting
that prices will not bottom out until 2010, and by that time have declined from the
fourth quarter of 2007 by 26.7%.”

Weak Economy

The economy plays a large role in the rate of foreclosures. A weak economy including
depressed economic growth, rising unemployment and increasing infiation will drive
foreclosure rates up. A snapshot of the economy presented by the Federal Reserve on
June 11, 2008 indicated two sore spots for the economy, “Listless economic activity
coupled with high energy and food prices. Those rising prices carry a risk of both
spreading inflation and putting together another drag on overall econemic growth.””
Guy Caruso of the U.S. Energy Department, on June 11, 2008, forecasted that gasoline
prices can be expected to stay around $4 gallon through next year with crude oil prices
seitling around an average of $126 a barrel for 2009.7* On August 21, 2008, the
Conference Board stated that leading U.S. indicators pointed to “slow economic growth
for the rest of the year, and possibly an economy grinding to a hait.””

® Allen Zibel, “Mortgage meltdown is growing still wider” Arizena Daily Star, Sept. 6, 2008.

® Christie Smythe, “Mortgage meltdown...” Local Angle, Arizona Daily Star, Sept. 6, 2008.

& “Delinquency Rates for Mortgages Rises,

" News and Notes, Arizong Daily Star, May 5, 2005,

Delinquencies across the country averaged about 3% in the 4% quarter of last year and in
Phoenix, the delinquency rate was approximately 3.3%.

10 Markets set for steep losses,” CNNMoney.com, May 8, 2008.

”® Jeanne Aversa, “Fed: High energy, food prices keep economy weak,” June 11, 2008, htip://news.
yahoo.com.

" H. josef Hebert, “Energy Dept. says oil, gas prices to stay high,” June 11, 2008, http://news.yahoo.com.

7 Rex Nutting, “Leading Indicators show no quick recovery” MarketWatch.com, August 21, 2008.
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Arizona has been hit hard by the economic downturn. The Blue Chip Economic Forecast
published by the W.P Carey School of Business at Arizona State University states bluntly
that Arizona is in a recession. Rebecca Seweryn, a senior economist with Moody's is
quoted as saying “industries are shedding jobs, the housing market remains tumultuous,
the mortgage delinquency rate is rising faster than the national rate and credit
conditions aren’t likely to improve in the near term.” in May of 2008, the
unemployment rate nationwide shot up. The Biue Chip Economic Forecast predicis the
unemployment rate to continue to rise to 5.7% through the end of the second guarter
of 2009 before turning around. The chairman of Macroeconomic Advisers warns that
the tabor market could end up a lot worse than even the most pessimistic forecasts.”®
With housing-related employment making up more than 15% of employment in Arizona
the situation in the housing industry is a particularly strong drag on the economy.
Seweryn claims it has impacted Tucson “worse than Phoenix. if you look at Tucson, you
definitely see that employment kind of topped out in the first quarter of 2007 and has

been declining since. 1ts decline is much stranger than you see in other areas.””’

78 Chris Isidore, “Job market: No bottom untii 09,” CNNMoney.com, July 2, 2008,

" Betty Bard, "Arizona is now in a recession,” The Arizona Republic, May 8, 2008,

27




Part 3: Recommendations

Current City and County Foreclosure Related Activities

The City of Tucson and/or Fima County are funding and participating in on-going foreclosure
prevention and mitigation efforts including, but not limited to, this report, the Don’t Borrow
Trouble Campaign, foreclosure prevention workshops, the Arizona Foreclosure Prevention Task
Force, the notification of homeowners receiving a Notice of Sale about foreclosure prevention
resources.

Issues that Warrant further Study

A number of issues referenced or covered only superficially in this report warrant further study
and attention. The impact of the foreclosure crisis on homeowners is well documented;
however, the plight of renters is not. In the City of Tugson this is especially pertinent because
according to the American Community Survey, 45.1% of housing units in Tucson are occupied by
renters. Renters have very limited rights when the property owner faces foreclosure. Property
owners are not obligated to inform tenants of foreclosure. Tenants are not allowed to break the
lease agreement if their landlords’ property is in foreclosure, and frequently have only a matter
of days to vacate a foreclosed property. Often times they never get their deposit or last month'’s
rent returned and have little recourse. Renters in precarious financial situations can find it
difficult to gather enough money to get into a new apartment, and some renters are at risk of
being homeless after eviction. The Emergency Services Network State Housing Trust Fund
administered by the Pima County Community Action Agency used to provide up to $2,000 for
moving costs, but the relief fund has been depleted.” More relief funds should be made
available to renters and more needs to be done to understand the effect of foreclosures on
renters.

Interviews with local foreclosure counselors revealed that financial education and planning are
crucial skills that many of their foreclosure clients at-large lack. For a number of years real
wages for many workers have been stagnant and declined while prices for food, utilities and
energy have risen. During this same period, access to “easy money” from credit cards, payday
loans and subprime mortgages has greatly expanded. Due to lack of understanding and/or to
make ends meet, many people fall victim to these easily accessible and expensive sources of
money that leave them in worse financial condition. Financial education programs have not
kept pace as easy and expensive credit has proliferated, and many families find themselves on
shaky financial ground. Expanding financial education at the grassroots level could help better

" Cody Calamaio, “Foreclosure crisis hurting renters, too,” Tucson Citizen, July 2, 2008.
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prepare citizens to navigate the increasingly complicated and treacherous world of personal
finance and credit by providing important tools to help make informed financial decisions.

While personal financial literacy is important, it is also important to study the role that
predatory lending in areas other than home lending and have played in the foreclosure crisis.
For example, more needs t0 be known about the connections hetween the foreclosure, credit
card debt and payday loans.

Foreclosure Task Force

A number of cities and counties across the country have created task forces in order to better
control, manage and recover from the damage caused to communities by foreclosures. A task
force coordinates foreclosure response efforts across city and county government departments,
nonprofit agencies, community groups and the private sector. Creating a centralized entity like
a task force charged solely with dealing with foreclosures makes a comprehensive approach and
response possible. A task force can also serve as a clearinghouse for important information and
foreclosure related activities. A task force can help to define the roles of the various players and
more effectively leverage resources and political will in ways that an ad hoc response cannot.
Coordinated efforts led by a task force can help to get all stakeholders collaborating to maximize
resources and efforts to find practical and effective solutions.

Examples in Massachusetts™

Boston Mayor Thomas Menino and the City’s Department of Neighborhood Development
created a six-bank refinancing consortium that adheres to model loan origination and
foreclosure prevention business practices and has helped homeowners refinance out of $3
million in bad loans. The mayor also formed the Foreclosure Intervention Team (FIT) to identify
property owners to hold them accountable and to move forward with future renovations and
sales. Other city departments are engaged in education and outreach efforts to renters to
inform them of their rights if their property owners are facing foreclosure.

The cities of lawrence, Loweli and Brockton created task forces that act as a base for
government departments and agencies, housing counselors and advocates, legal services
attorneys and local lenders to more effectively communicate and coordinate foreclosure
prevention and mitigation efforts. The City of Lowell formed a triage committee to help
homeowners that have trouble refinancing through existing programs and sometimes sends
eligible homeowners to the Lowell Development Financing Corporation. The corporation offers

™ Janna Tetreault and Ann Verrili, “Addressing the Foreclosure Crisis: State and Federal Initiatives in
Massachusetts,” Citizens’ Housing and Planning Association, March 2008.
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up to $10,000 {which is paid back over ten years} to cover closing costs, prepayment penalties or
build equity to refinance into loans with more favorable terms and conditions.

The City of Lawrence’s Housing Partnership, held guarterly “mortgage check-up clinics” to bring
homeowners together with lenders and counselors to help homeowners understand their
mortgage terms, their options and how to maintain healthy mortgages. Lawrence also has a
separate task force coordinated by the Mayor’s Office and the Planning Department made up of
the Fire Department, Police Department and Inspection Services to monitor abandoned
properties to assure proper maintenance and security in order to prevent fires and crime.

The Brockton Housing Partnership is formed by thirteen local banks, credit unions, and non-
profit agencies. Together they developed a foreclosure hotline with a multilingual staff that
refers homeowners to counseling or financial education programs. A local affiliate of the
Brockton Housing Authority is revitalizing distressed properties to provide housing to low
income families.

S.A.V.E. {Stabilize — Assist — Value — Enforce) Our Neighborhoods Action Plan®™

The City of Worcester, Massachusetts, led by the City Manager, developed the “S.AV.E Our
Neighborhoods” comprehensive action plan to stabilize neighborhoods with high foreclosure
rates. Worcester is seeking to manage properties in the foreclosure process by designating
“receivers” through Housing Court to manage properties between the time when owners walk
away to when the mortgage holder takes the deed. The multi-departmental Property Review
Team (PRT] was created to enhance monitoring and enforcement of current and potential
probiem properties. The PRT uses the Property Analysis Database to see real-time data on any
property from all participating departments allowing for a holistic view of any property on a
single monitor.

Denver, Colorado® and Hennepin County, Minnesota® Foreclosure Task Forces
Y

The President of the Denver City Council and the Hennepin County Minnesota Board of
Commissioners both formed task forces with stakeholders from public, private, nonprofit and
community entities to identify the scope of the foreclosure crisis and impacts on their
communities. They also evaluated impacts on public services, neighborhood safety and
property values. The goals were stabilization, education, prevention, intervention, legislation,
policy and enforcement. The task forces made a number of recommendations to guide policy to
combat the foreclosure crisis in their respective cities.

0 wg AVLE. Cur Neighborheods,” Michael V. O'Brien, City Manger, Worcester, Massachusetts, lanuary 29,
2008.

¥ Denver's Foreclosure Task Force Assessment and Recommendations Report, july 2007.

& Hennepin County Foreclosure Task Force Report, October 18, 2007.

30




Foreclosure Counseling

In Pima County, foreclosure counseling has been the major response to the foreclosure crisis. A
number of local nonprofit agencies provide free foreclosure counseling services. Staff from four
local agencies was interviewed to better understand what foreclosure prevention and mitigation
services are available to the community, how those services work and what outcomes are being
observed. Agencies offering foreclosure counseling generally provide services including
understanding loan documents and terms, budgeting, negotiating with lenders and as a last
resort, how to handle foreclosure if the home cannot be saved. The large foreclosure education
and prevention workshops were generally seen as very successful. Housing counselors also
identified a number of impediments to their counseling efforts, and made recommendations
about how to enhance their efforts.

Data Accessibility and Information Technoiogy

For this study, the SWFHC reviewed a random sample of 451 Pima County foreclosure records
from the 4,640 Notices of Sale (NOS) filed in 2007 at the Pima County Recorder’s Office. A team
of four data collectors gathered the data. The current method of recording and accessing
county data is cumbersome and should be improved to be a more effective tool for community-
based research. The lefferson County Colorado Public Trustee’s website provides an excellent
example of a user-friendly and comprehensive publicly accessible database.

Neighborhood Early Warning System {NEWS)®

Residents, neighborhood groups, community-based nonprofits and local governments need
current and vital neighborhood-level information to target actions and programs and to make
effective housing and community planning and policy decisions. Advances in information
technology, inciuding Global Information Systems (GIS} and increasingly automated
administrative records, allow for a better understanding of the health and functioning of
neighborhoods and communities. Internet-based systems, called neighborhood early warning
systems {(NEWS), have been developed in a number of cities to integrate public administrative
data with maps that allow properties and neighborhood conditions to be monitored. NEWS can
track indicators of financial disinvestment, physical decline and physical abandonment, as well
as areas at risk of gentrification.

The City of Minneapolis partnered with the University of Minnesota to create an early warning
system that uses eight layers of administrative data, including property status, code violations,

# Christopher W. Snow, Kathryn LS. Pettit, Margery Austin Turner, “Neighborhood Early Warning
Systems: Four Cities’ Experience and Implications for the District of Columbia,” Fannie Mae Foundation,
March 2004.
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and delinquencies to rank properties by four risk categories. Based on the data, the system can
identify properties that will likely become vacant or abandoned. As the foreclosure crisis began
to become a major issue, the system was expanded to incorporate other data to address
foreclosure-related issues.

Chicago maintains the Community Information Technology & Neighborhood Early Warning
Systemn {CityNews) that combines a database interface with online mapping capabilities that
allows the public to analyze housing-related data. The system is transparent and accessible and
allows tracking of real estate trends for better community planning.

The City of Tucson and Pima County collect a wealth of public information, and more should be
done to make it available and easily accessible with online tools to analyze the data. Creating a
NEWS should be a priority to help deal with the lasting impacts of the foreclosure crisis, as well
as other on-going housing and community development issues in Pima County.

Community Land Trust™

A community land trust (CLT) is a tool to create and preserve permanent affordable housing by
acquiring land and holding the title in perpetuity, while allowing the residential and commercial
structures to be bought and sold. The owners of the structures on the land have exclusive use
of the land through a long-term ground lease that typically lasts for ninety-nine years. The
ground lease agreement places equity fimitations by restricting the resale price of the house to
ensure that affordability is maintained for future low and moderate-income buyers. When the
house is sold, the lease agreement allows for a fair (not unlimited) return on the investment so
that affordability is preserved. CLT homeowners have alt of the normal responsibilities and
benefits of homeownership.

Benefits and Limitations

CLTs use public subsidies more efficiently than other common affordable programs like down
payment assistance, because the initial subsidy is tied to the housing and is recycled from owner
to owner. The CLT model also allows homeowners to build wealth through homeownership and
make money by selling. Historically, acquiring land and developing properties has limited the
expansion of CLTs. The high number of foreclosures and bank-owned properties on the market
in Metro Tucson provides an unprecedented opportunity to assemble the land and property
necessary to start a CLT.

Community Land Trusts are located throughout the United States in cities, towns and rural
areas. A number of examples can be found in the fuil report. Now is an excellent time to create

* “The Community Land Trust, A Solution to the Crisis of Housing Affordability,” Burfington Associates in
Community Development, 2005, hitp://www.burlingtonassociates.net/resources/archives/CLT%20
Overview.pdf.
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CLTs because home prices have dropped considerably in Metro Tucson making land acquisition
and assembly more feasible. CLTs can help to mitigate the negative impacts of the foreclosure
crisis while creating permanent affordable housing.

Anti-Predatory Lending Ordinance

A local ordinance is recommended for at least three reasons: First, homebuyers and owners in
Tucson will need it. Prime lenders have tightened qualifying standards and these will remain
tight at least until the current crisis has subsided. This opens the door for subprime and
predatory lenders to target those in the market with money and equity but less that sterling
credit to accept more risk than they would normally. Second, there is the likelihood of a second
wave of foreclosures from the fallout from the first. As home prices decrease, the foreclosure
market will expand and heat up and help feed the subprime market. Many of the buyers of
foreclosed homes are speculatars looking to flip the properties and this could lead to another
surge of foreclosures. Third, a focal ordinance could trigger action at the state level at a time
that legislators may be more amenable to effective regulation of the lcan industry in Arizona.
Few metro areas in the country have suffered as much as metro Phoenix from the current
housing market crisis.

There have been a number of anti-predatory loan ordinances in cities across the County
including Chicago, Los Angeles, Oakland, Phitadelphia, and Washington D.C. An ordinance was
passed in Chicago in 2001 and in Washington D.C. in 2002. Both remain active. An ordinance in
Philadelphia was preempted by State Legislation, and the laws in both Oakland and Los Angeles
are currently held up by lawsuits.®

* National League of Cities, “Anti-Predatory Lending Ordinances,” February 2008.
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Surve

SWFHC surveyed fifty-eight people regarding housing issues and their perceptions of the impact
of foreclosures in Metro Tucson. Respondents included real estate agents, lenders, brokers,
government employees, non-profii staff and private consumers. The results are as follows:

e About 95% of people surveyed in metro Tucson considered foreclosures a problem; 60%
called them a major problem.

» Almost 38% thought that home values had decreased significantly over the last 12
months, 24.1% moderately and 8.6% slightly.

& in the next 12 months, 58.6% believe home values will decrease, only 5.2% see them
increasing. Of those expecting a decrease in home values, 41.2% thought it would be
slight, 52.9% moderate and only 3.4% large.

= Slightly over 29% of respondents thought that home sales would stay about what they
are now over the next 12 months, 27.6% believed they would decrease and 22.4% said
that sales would increase. Of those who thought sales would decrease all said slightly or
moderately, and of those that saw increases, almost 85% stated they would be slight.

»  Almost 33% of people responding said irresponsible brokers, lenders, and investors
were the primary cause of current foreclosures, 13.8% said it was the mortgage loan
product and 15.5% stated it was lack of federal oversight. Only 8.6% stated that
trresponsible borrowers were the primary cause of the high rate of foreclosures.

» About 33% of respondents said that programs that work directly with borrowers on
foreclosure prevention would help the most to improve the foreclosure situation, 27.6%
said educating consumers to help themselves would be best and 15.5% believed that
more federal regulation of the home loan industry would work best.

¢ With 129 responses by 58 respondents, over 34% of the responses indicated that their
neighborhood or nearby neighborhoods were impacted by foreclosures and 22% said
that everyone in the community was affected. About 21% said that their property value
was declining, about 11% stated that a friend or family member had been affected by a
foreclosure and about 7% indicated that they had been personally affected.

¢ Over 24% of respondents said that changes in neighborhoods would be the largest long
term impact of foreclosures, 22.4% believed it would be a decline in the local economy
and 20.7% said that the market would eventually correct itself and the long term impact
would be minimal. Only 10.3% thought the greatest impact past 2010 would be a
decrease in home values,
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Conciusion

To understand the full impact of the dramatic increase in foreclosures in Pima County, it is
necessary to look beyond the hausing market itself to see the effect they are having on people,
neighborhoods and the community. This is not just a correction in the housing market that will
be resolved when a balance is reached between supply and demand. This is a community crisis
that is continuing to build and will continue to impact peoples lives for years to come.”® Metro
Tucson will never be the same, in some ways for the worse and some ways for the better. With
the damage foreclosures cause comes opportunity for new and creative ways to plan, organize
and deal with such long range issues as affordable housing and sustainable neighborhoods. This
study provides some of the information that will help to move in that direction.

The following is a summary of the significant points and conclusions presented in this report:

1. foreclosures are increasing and indicators point to continued increases in 2009.
Foreclosures are on a trajectory to exceed 8,000 in 2008 and more than that in 2009 for
a total exceeding 16,000 over the two years. Even after foreclosures peak and decline,
their impact will continue for years in such areas as home equity, tax revenues, public
services, community programs and neighborhood stability.

2. Continuing foreclosures will put more pressure on housing prices and indications are
that there will be a continuing overall decline into 2009. Analysts have estimated an
overall reduction in home values in Pima County since their peak in 2007 of from 6% to
15% to date. Many analysts see another likely decline of at least 10% by late 2009. A
caveat however is that the decline in home prices differs greatly depending on location.
The values of homes in some neighborhoods have decreased slightly, less than 5%, if at
all. In other neighborhoods where foreclosures are concentrated, decreases in values
have exceeded 30%.

3. Zillow.com estimates that nationally 30% of homeowners who purchased homes in the
last five years are upside down in their mortgages {owe more than the home is worth).
Since more loans in Pima County were subprime with adjustable rates and exotic terms
and conditions than the national average, the percentage of homeowners with negative
equity is probably higher than that. If projections for further decreases in home values
are accurate, it is possible that by the end of 2009 a third of ail mortgage holders in
Pima County will be, on paper, upside down. The silver lining in this scenario is that

% The level of response that this crisis merits on the lacal levet is indicated by the concerns expressed and
actions taken on a national level. Most notable is the takeover of Fannie Mae and Freddie Mac by the
United States government. This was an unprecedented move indicating the degree of anxiety felt by this
county’s top analysts, experts and decision makers about the widespread dangers inherent to the current
¢risis in the housing market.
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‘those that owned their homes prior to 2004, and did not draw a large portion of their
equity out during the lending debacle with home equity loans or refinancing, stand to
henefit with increased home values averaging more than 35% over the last 5 years, even
after home prices bottom out,

The impact of foreclosures on neighborhoods is spotty with some suffering more than
others depending on location and prevalence of foreclosures. Some of the
recommendations offered in this study would help to ameliorate the damage. Those
impacted the most will see:
¢ More foreclosures
* longterm reductions in home values
+  More vacancies and homes in disrepair
¢ Anincrease in crime, vandalism and graffiti
¢ More renters and less owner-occupants
» Local businesses closing or moving out of the area
» Increased redlining {higher denial rates for mortgages loans, home equity loans,
home improvement loans, home insurance coverage and increasing fees and
rates)

Metro Tucson stands to lose substantial tax revenue from the current foreclosure crisis
and loss of home values. Kuehl and Franke state that the National Center for Real Estate
Research estimates that every dollar of property value will affect annual spending by six
cents.”” They used this estimate as part of their formula to forecast the loss in tax
revenue in Arizona from foreclosures. They concluded that Arizona communities would
lose $7 million in property tax annually and $12 million in sales tax annually for a
combined loss of $38 miilion in taxes in 2008 and 2009.

In a study focusing Metro Tucson, Global Insight states that homes are moderately
overvalued at this point and the correction is likely to be about -15.4% in the next two
years.™ If this estimate were used, it would mean a loss in home values in Pima County
between june 2008 and June 2010 of over $5 billion. Since there is about a two-year lag
between tax assessments and market values, the full impact of the decline in housing
prices is not going to hit tax jurisdictions untit 2012. This drastic reduction in the tax
base will severely pressure tax districts to find ways to develop the alternative revenue
sources that will be needed to maintain public services. The substantial loss in sales tax
revenue will exacerbate this problem.

As foreclosures increase, investors and speculators are moving into the market to pick
up bargains. In the short-term, these types of investors may slightly reduce the

¥ Under Pressure,” Kuehl and Franke.

% News and Notes, Arizona Daily Star, June 4, 2008.
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absorption rate, but a long-term recovery from the impact of foreclosures in
neighborhoods will not be built on speculation. When markets slump investors and
speculators are the first to walk away leaving their investments in foreclosure. Qwner-
occupants and tenants are left to face the consequences. However, by far the most
destructive long-term effect that foreclosure speculators have is to further decrease
home values. This further fuels the downward spiral of hard hit neighborhoods noted in
number four above.

The following recommendations are offered by this study:

¢ Develop a foreclosure task force, or similar body, to coordinate a
comprehensive effort to reduce fareclosures and ameliorate their impact.

¢ Increase support and coordination of programs offering foreclosure counseling
and hands-on assistance for people in foreclosure or at risk of losing their
homes.

« Establish a GIS-based Neighborhood Early Warning System (NEWS). Integrating
tayers of public data through a NEWS will help to identify neighborhoods in
distress from foreclosures and other issues and focus efforts to address these
issues.

» Create a community land trust (CLT) to help mitigate the negative impacts of the
foreclosure crisis while creating permanent affordable housing.

e Pass a local anti-predatory lending ordinance to reduce the risk of a second
wave of foreclosures developing from the fallout from the first wave. While
preemption by a state statute as a result of local action is a distinct possibility,
the timing is better than ever for passage of effective state legisiation.
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Attachment D

ADOPTED BY THE
MAYOR AND COUNCIL

ORDINANCE NO.

RELATING TO  NEIGHBORHOOD  PRESERVATION;  ADOPTING THE
‘NEIGHBORHOOD PRESERVATION ORDINANCE”, STATING PURPOSE AND
SCOPE; PROVIDING DEFINITIONS; ESTABLISHING MAINTENANCE
STANDARDS FOR BUILDINGS, EXTERIOR PREMISES, AND VACANT LAND;
REGULATING DILAPIDATED, VACANT AND NUISANCE STRUCTURES;
PROHIBITING JUNKED MOTOR VEHICLES;, REGULATING SLUM
PROPERTY; DECLARING CERTAIN ACTS UNLAWFUL, INCLUDING
GRAFFITI, EXCESSIVE NOISE, UNRULY GATHERINGS, ILLEGAL DUMPING,
AND MAINTAINING A PUBLIC NUISANCE; PROVIDING FOR
ADMINISTRATION  AND ENFORCEMENT OF THE ORDINANCE;
ESTABLISHING ABATEMENT REMEDIES; PROVIDING FOR
ADMINISTRATIVE APPEALS; DEFINING LIABILITY; RESOLVING CONFLICTS
OF ORDINANCES; AND DECLARING SEVERABILITY; BY REPEALING
SECTIONS 6-66, 6-67, 6-68, 8-71, 6-72, 6-73, 11-46, 11-65, 11-71 THROUGH
11-84, 11-130 THROUGH 11-135, 11-140 THROUGH 11-145  11-170
THROUGH 11-170.3, 156-7 THROUGH 15-10, 15-70 THROUGH 15-74, AND 15-
75; AND BY CREATING A NEW CHAPTER 16, ARTICLES | THROUGH Vi,
SECTIONS 16-1 THROUGH 16-99, ENTITLED THE NEIGHBORHOOD
PRESERVATION ORDINANCE; SAVING RIGHTS, REMEDIES AND
PROCEEDINGS THAT MATURED OR WERE BEGUN PRIOR TO THE
EFFECTIVE DATE OF THIS ORDINANCE; AND DECLARING AN
EMERGENCY:

WHEREAS, pursuant to Chapter IV, Sections 1(18} and Chapter Vil, Sections 1
(2,12, 14,18, 19, 27, 32 and 33) of the Tucson City Charter, Mayor and Councii may
pass and adopt ordinances that promote and protect the health, safety, life, welfare and

property of the inhabitants of this City; and
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WHEREAS, prior to the adoption of this Ordinance, regulations and proscriptions
relating to the maintenance of property and the preservation of neighborhoods were
included in multiple Chapters of the Tucson Code, resulting in fragmentation, duplication
and the potential for inconsistent application of these regulations; and

WHEREAS, consolidation of regulations and proscriptions relating to the
maintenance of property and the preservation of neighborhoods will benefit the persons
subject to the regulations, as well as the City officials charged with their enforcement:

BE IT ORDAINED BY THE MAYOR AND COUNCIL OF THE CITY OF
TUCSON, ARIZONA, AS FOLLOWS:

SECTION 1. Sections 6-66, 6-67, and 6-68 of the Tucson Code, relating to
adoption by reference of the Uniform Code for the Abatement of Dangerous Buildings
and its local amendments, are repealed.

SECTION 2. Sections 6-71, 6-72, and 6-73 of the Tucson Code, relating to
adoption by reference of the Uniform Housing Code and its local amendments, are
repealed.

SECTION 3. All Sections of Chapter 6 of the Tucson Code that are not repealed
by this ordinance shall retain their current numbering.

SECTION 4. Section 11-46 of the Tucson Code, relating to public nuisance, is
repealed and replaced with Section 16-34 of the Neighborhood Preservation Ordinance,
as shown in Section 15, below.

SECTION 5. Section 11-85 of the Tucson Code, relating to junked motor
vehicles, is repealed and replaced with Section 16-15 of the Neighborhood Preservation

Ordinance, as shown in Section 15, bhelow.
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SECTION 6. Sections 11-71 through 11-84 of the Tucson Code, relating to
noise, are repealed and replaced with Section 16-31 of the Neighborhood Preservation
Ordinance, as shown in Section 15, below.

SECTION 7. Sections 11-130 through 11-135 of the Tucson Code, relating to
graffiti, are repealed and replaced with Section 16-30 of the Neighborhood Preservation
Ordinance, as shown in Section 15, below.

SECTION 8. Sections 11-140 through 11-145 of the Tucson Code, relating to
toud or unruly gatherings, are repealed and replaced with Section 16-32 of the
Neighborhood Preservation Ordinance, as shown in Section 15, below.

SECTION 9. Sections 11-170 through 11-170.3 of the Tucson Code, relating to
registration of residential rental properties, are repealed and replaced with Sections 16-
20 and 16-21 of the Neighborhood Preservation Ordinance, as shown in Section 15,
below.

SECTION 10. All Sections of Chapter 11 of the Tucson Code that are not
repealed by this ordinance shall retain their current numbering.

SECTION 11. Sections 15-7, 15-8, 15-9 and 15-10 of the Tucson Code, relating
to unauthorized accumulation of refuse and vegetation; illegal dumping and littering:
persons liable; duty to remove weeds and refuse from abutting sidewalks, streets and
alleys; abatement by City; composting; and burning of refuse, are repealed and
replaced with Section 16-13 of the Neighborhood Preservation Ordinance, as shown in
Section 15, below.

SECTION 12. Sections 15-70 through 15-74 of the Tucson Code, relating to

dilapidated structures, are repealed.
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D, Duty to remove weeds and refuse from abutting sidewalks, streets and
alleys upon nofice

Upon receipt of notice served pursuant to Section 16-45, the owner, lessee, tenant or
occupant of any premises shall remove from the premises and the abutting portions of
contiguous sidewalks, streets and alleys, ail weeds, garbage, or other refuse which may
endanger the health, safety or welfare of the persons in the vicinity of such premises.
This duty extends to and includes any abutting sidewalk area and one half (1/2) the
width of abutting alieys, from the property line to the center line of the alley.

E. Exterior insect, rodent and animal control

All premises shall be kept free from infestation of insects, rodents and other noxious
pests where such infestation threatens the health, safety or welfare of a person or
persons.

F. Burning of refuse prohibited

Except as specifically permitted by this or other adopted codes, the open burning or
incineration of refuse is prohibited.

Sec. 16-14. Dilapidated Structures; Vacant and Unsecured Structures; Buildings
and Structures Constituting a Nuisance.

A. Dilapidated Structures
Buildings or structures that are so deteriorated, damaged, dilapidated, or in need
of repair so as to present a threat to the health, safety and welfare of the
community constitute a nuisance and shall be abated by repair, rehabilitation or
demolition as provided in article VI of this ordinance.

B. Vacant and Unsecured Buildings or Structures

Vacant and unsecured buildings or structures are unlawful and are prohibited by
this ordinance.

1. Duty to clean and secure.
The owner or responsible party of a vacant building or structure shall remove any
accumulation of weeds, combustible waste, or refuse from the interior of the

building or structure and the surrounding yards; and shall secure all doors,
windows, and other openings to prevent unauthorized entry.
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2. Reinspection of secured buildings and structures.

The Code Official shall pericdically reinspect a buiiding or structure that was
cleaned or secured pursuant to an administrative or judicial order to ensure
continued compliance with the order and this Ordinance. The Code Official may
assess a reinspection fee for actual costs of each inspection in those instances
where the building or structure is again found to be vacant and unsecured or in
need of debris or weed removal.

3. Abatement of vacant and unsecured buildings

When ordered abated, a vacant and unsecured building shall be cleaned and
secured as follows:

(a)  All accumulated debris or refuse that poses a fire or health hazard
within or upon the property or premises shall be removed; and

(b)  All unsecured doorway, windows, or exterior openings shall be
barricaded in accordance with standards established by the Code
Official, which shall be kept on file with the City Clerk.

C. Buildings and structures constituting a nuisance

Al buildings and structures are to be maintained so as not to pose a threat to the
health and safety of any person or persons. The condition of a building or
structure that meets any or all of the following is a public nuisance, is a violation
of this Ordinance, and subjects the building or structure to abatement as
provided in article VI of this Ordinance, including demolition as provided in
Section 16-65:

1. The building or structure lacks safe and adequate means of exit in case of
fire or panic.
2. The stress in any materials, member or portion thereof, due to all dead

and live loads, is more than one and one half times the working stress or
stresses allowed in the Building Code for new buildings of similar
structure, purpose or location.

3. The building, structure or any portion thereof has been damaged by fire,
earthquake, wind, flood or any other cause, to such an extent that the
structural strength or stability thereof is materially less than it was before
the damage and is less than the minimum requirements of the Building
Code for new buildings of similar structure, purpose or location.

4. The building or structure has been so damaged by fire, wind, earthquake
or flood, or has become so dilapidated or detericrated as to become:
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10.

11

12.

{A0003370.DOCH

(a)  an attractive nuisance to children; or
(b) a harbor for trespassers or persons committing unlawful acts.

The building, structure, or any portion or member or appurtenance thereof
is likely to fall, or to become detached or dislodged, or to partially or
completely collapse and thereby injure persons or damage property.

Any portion of a building or structure, or any member, appurtenance or
ornamentation on the exterior thereof is not of sufficient strength or
stability, or is not so anchored, attached or fastened in place so as to be
capable of resisting a wind pressure of one half of that specified in the
Building Cede for new buildings of similar structure, purpose or location
without exceeding the working stresses permitted in the Building Code for
such buildings.

Any portion of a buitding or structure that has wracked, warped, buckled or
settled to such an extent that walls or other structural portions have
materially less resistance to winds or earthquakes than is required in the
case of similar new construction.

The walls or other vertical structural members of the building or structure
list, lean or buckle to such an extent that a plumb line passing through the
center of gravity falls outside of the middle third of its base.

The building or structure, excluding the foundation, has 33 percent or
more damage or deterioration to the supporting member or members or
structural assembly, or 50 percent damage or deterioration to the
nonsupporting members, enclosing or outside walls or coverings.

The building or structure is infested by rodents, insects or other noxious
pests, rendering it uninhabitable.

The building or structure exhibits conditions that present actual or
imminent hazards or dangers, or is otherwise unsafe for the purpose for
which it is being used.

The building or structure, whether or not erected in accordance with all
applicable laws, has in any nonsupporting part, member or portion less
than 50 percent, or in any supporting part, member or portion less than 66
percent of the (a) strength, (b) fire-resisting qualities or characteristics, or
(¢} weather-resisting qualities or characteristics required by law in the
case of a newly constructed building of like area, height and occupancy in
the same location.



13.

14.

18.

16.

Sec. 16-15.

A dwelling is unsanitary, unfit for human habitation or in such a condition
that is likely to cause sickness or disease.

The building or structure, because of obsolescence, dilapidated condition,
damage, lack of sufficient fire-resistive construction, faulty electric wiring,
gas connections or heating apparatus, or other cause, is determined by
the fire chief to be a fire hazard.

The building or structure has been found, upon reinspection, to be vacant
and unsecured, and either:

{a) the Code Official has issued at least cne (1) previous abatement
order to secure within the preceding twelve (12) months, or more
than three abatement orders to secure over any time frame; or

(b) the Code Official has secured the building or structure on at least
one previous occasion within the preceding twelve (12) months, or
more than three fimes over any time frame.

A building or structure or portion thereof remains for any period of time on
a site after the demolition or destruction of the building or structure; or
normal construction of an unfinished or incomplete building or structure
has ceased for a period of more than twelve (12) months.

Junked Motor Vehicles.

A. Prohibited Storage

(1)

(2)

No person owning or having custody of any junked motor vehicle may
store such vehicle on private property within the City, except as otherwise
permitted under this section,

No person owning or occupying any private property within the City may
store any junked motor vehicle on the owned or occupied property, except
as otherwise permitted under this section;

B. Permitted Storage

This section shall not apply to any junked motor vehicle stored on private
property if the vehicle:

1.
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Is on the premises of a business enterprise operated in a lawful place and
manner and licensed by the City under chapter 19 of the Tucson Code,
and the storage of the vehicle is necessary to the operation of the
business enterprise; or;



F. Authorization To Enter Private Property for Vehicle Examination,
Information Gathering, and Vehicle Removal Pursuant to Hearing Officer
Order

Upon reasonable belief that a vehicle is in violation of this section, any City
department may enter upon private property to examine the vehicle, or obtain
information as to the identity of the owner of the vehicle. Further, any City
department or such persons as may be directed by such department may enter
private property to remove or cause the removal of a vehicle upon order of a
hearing officer.

G. Penalty; Violation Declared a Nuisance

1. A violation of this section is punishable in accordance with section 16-48
of this Ordinance.

2. The storage of any junked motor vehicle on any private property within the
City in violation of this section is declared dangerous to the public safety
and a public nuisance.

Secs. 16-16 through 16-19. (Reserved)
Article lll. Slum Property

Sec. 16-20.  Slum Property; definitions.

Sec. 16-21. Registration of residential rental property.

Sec. 16-22. Inspection of residential rental property.

Sec. 16-23. Abatement of slum property.

Sec. 16-24. Designation of slum property; recordation.

Sec. 16-25. Notice of Designation.

Sec. 16-26. Appointment of Temporary Receiver and Recovery of Costs.
Sec. 16-27. Recovery of Inspection Costs.

Sec. 16-28. Appeal from Designation as Slum Property.

Sec. 16-20. Slum Property; definitions.

For the purposes of this section, uniess the context otherwise requires:

Managing Agent means a person, corporation, partnership or limited liability company
that is authorized by the owner to operate and manage the property.

Residential rental property means property that is used solely as leased or rented
property for residential purposes. if the property is a space rental mobite home park or
a recreational vehicle park, “residential rental property” includes the rental space that is
leased or rented by the owner of that rental space but does not include the mobile home
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or recreational vehicle that serves as the actual dwelling if the dwelling is owned and
occupied by the tenant of the rental space and not by the owner of the rental space.

Sium property means residential rental property that has deteriorated or is in a state of
disrepair and that manifests one or more of the following conditions that are a danger to
the health or safety of the public:

1. Structuraily unsound exterior surfaces, roof, walls, doors, floors, stairwells

porches or raifings.

2. lLack of potable water, adequate sanitation facilities, adequate water or
waste pipe connections.

3. Hazardous electrical systems or gas connections.

4. Lack of safe, rapid egress.

5. Accumulations of human or animal waste, medical or biological waste,
gaseous or combustible materials, dangerous or corrosive liquids,
flammable or explosive materials or drug paraphernalia.

Sec. 16-21. Registration of residential rental property.

A. An owner of residential rental property shall maintain with the Assessor in the
County where the property is located information required by this sectionin a
manner to be determined by the Assessor. The owner shall update any information
required by this section within ten days after a change in the information occurs.
The following information shall be maintained:

1. The name, address and telephone number of the property owner.

2. lf the property is owned by a corporation, limited liability company, partnership,
limited partnership, trust or real estate investment trust, the name, address and
telephone number of the statutory agent, if applicable, and the name, address
and felephone number of any of the following:

(a)
(b)
{c)

(d)
(e)
(f)

For a corporation, a corporate officer.

For a partnership, a general partner.

For a limited lability company, the managing or
administrative member.

For a limited partnership, a general partner.

For a trust, a trustee.

For real estate investment trust, a general partner or an
officer.

3. The street address and parcel number of the property.
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